Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SK

	Application No: 
	3/2013/0431

	Development Proposed:
	Proposed extension to the rear of the property to form kitchen at ground floor and additional bedroom at first floor at 8 Cross Street, Clitheroe, BB7 2LB.

	CONSULTATIONS: Parish/Town Council

	No response



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No response



	CONSULTATIONS: Additional Representations

	N/A



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan:

Policy G1 - Development Control.

Policy H10 – Residential Extensions.

SPG – “Extensions and Alterations to Dwellings”.

Ribble Valley Core Strategy (Regulation 22 Submission Draft):

Policy DMG1 – General Considerations

Policy DMH5 – Residential & Curtilage Extensions.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Consent is sought for the erection of a part single part two-storey rear extension at 8 Cross Street, Clitheroe, BB7 2LB.

The existing dwelling is located in a predominantly residential area and is a two-storey end of terrace property fronting cross street to the north.  The property backs onto an existing alleyway to the south, which is accessed via Whalley street to the west.  The east elevation of the dwelling is afforded a high level of visibility and currently fronts a car-parking court that serves a number of the surrounding dwellings.

The proposal has been subject to pre-application advice with the current submission reflecting both a reduction in scale and rearward projection to that of the initial enquiry negating a number of the initially outlined concerns.

It is proposed that the extension will project 4400mm rearward at ground level seeking to infill a portion of the properties rear yard with the first floor element approximately 3450mm rearward and being set off the neighbouring boundary with number 6 to the west by approximately 1200mm. 

In assessing the application I am mindful of the potential impact upon residential amenities resultant from the proposal.  Given the neighbouring property to the west has benefitted from a rear extension that infills the extent of the properties rear elevation and that of the rear boundary wall, I do not consider that the single storey element of the proposal will result in any significant detrimental impact upon the residential amenities of current or future occupiers of neighbouring properties.  

The first floor element of the proposed extension projects rearward approximately 3450mm from the existing rear elevation and is approximately 3270mm in width.  I am mindful of the potential impact of the first floor extension upon neighbouring residential amenities but consider that an adequate distance is provided between the neighbouring windows of number 6 and the proposed development to mitigate any concerns regarding significant loss of light.  Furthermore numbers 2 and 4 Cross Street have benefitted from first floor extensions of a similar projection and I therefore can see no justifiable reason to resist the proposal in its current form.

In terms of appearance I consider that the proposed development employs the principles set out within the Local planning Authorities Supplementary Planning Guidance on Extensions to residential dwellings.  The Extension is set in from the east elevation a sufficient distance to demark the transition between the original dwelling and the proposed addition.  Lowered eaves and ridge heights have also been employed to ensure the extension remains visually subordinate from the parent building.

As such, it is for the above reasons that I recommend accordingly.

	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, nor would it have a significant detrimental impact upon the visual amenity of the immediate area.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 03/05/2013














