
DELEGATED ITEM FILE REPORT - APPROVAL
	Ref: AB
	

	Application No: 
	3/2014/0832

	Site:
	16 Claremont Avenue, Clitheroe, BB7 1JN

	Development Proposed:
	Proposed alteration and extensions.

	Target:
	10th November 2014

	CONSULTATIONS: Town/Parish Council

	Parish Council: No objections

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Additional Representations
No representations have been received.

	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan:

Policy G1 - Development Control
Policy H10 – Residential Extensions
Policy SPG – Extensions and Alterations to Dwellings
Draft Ribble Valley Core Strategy (Post Submission Version Including Proposed Main Changes):
Policy DMG1 – General Considerations
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework

Section 7 – Requiring Good Design


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

	This application relates to the demolition of an existing rear conservatory and erection of a single storey rear extension to form a family room, dining room and kitchen at 16 Claremont Avenue, Clitheroe. The application property is a two-storey detached dwelling located in the settlement of Clitheroe. The surrounding area is predominantly residential and is characterised by detached dwellings set within large curtilages. The application property has a driveway to the side and gardens to the front and rear. It is faced with a brick plinth with render above, grey roof tiles and white UPVC window frames and doors. 
In determining the application it is important to consider the design of the extension and its effect on the amenities of neighbours.
The proposed single storey extension would form an ‘L’ shape and would extend up to 6.8m from the rear elevation of the main dwelling and have a maximum width of 9.1m. It would have a dual-pitched roof with an eaves height of 2.7m and a ridge height of 4.2m. As the proposed development would be located predominantly to the rear of 16 Claremont Avenue it would not be prominent in the street scene. However, it would be a prominent feature in the rear gardens of neighbouring properties. 

The Policy SPG – Extensions and Alterations to Dwellings states that ‘any extension should not dominate the original house’ and extensions ‘which are bulky and effect the overall mass of the dwelling to the extent where the extension is highly prominent’ should be avoided. The application property is set within a large curtilage and, as such, the proposed extension would not result in the overdevelopment of the site. Whilst the extension is of a considerable size, it is single storey and would appear subordinate to, and in keeping with, the original dwelling. It would be faced in materials to match the host dwelling, complementing the original building and helping the alterations to blend into the street scene. Consequently, the proposed development accords with RVDLP policies G1 - Development Control and H10 – Residential Extensions and the design principles of the Council’s SPG on Extensions and Alterations to Dwellings.
In terms of its impact on neighbouring occupiers, the proposed development would be located around 9.3m from the common boundary with 18 Claremont Avenue to the south west. There would be bi-folding doors on the elevation facing 18 Claremont Avenue; however, there is sufficient screening in the form of a 2m+ boundary hedge to avoid any overlooking or loss of privacy. To the north east the common boundary with 14 Claremont Avenue is located approximately 2.8m from the proposed single storey rear extension. There would be habitable room windows facing 14 Claremont Avenue at a distance of around 6.8m to the common boundary. However, an approx.1.5m high hedge forms the boundary between the neighbouring rear gardens and would provide adequate screening. To the rear, the application site shares a common boundary with nos. 9 and 11 Hereford Drive. Mature vegetation and fencing provides an appropriate barrier to protect the amenities of these neighbours. As such, it is considered that the proposed development would not have an unacceptable impact on the amenity of neighbouring occupiers.
The proposal would not increase the number of bedrooms at the application property, nor would it reduce the amount of parking available. As such, the proposal does not have an unacceptable adverse effect on highway safety
In conclusion, the proposed development would not result in any significant harm to the character and appearance of the existing dwelling or the surrounding area, nor will it cause any significant harm to the amenity of neighbouring residents. Accordingly, it is recommended that the application be approved. 

	RECOMMENDATION: Permit Conditional Planning Permission


Ribble Valley Borough Council  











DATE INSPECTED: 16/10/2014











Note: This report needs to be read in conjunction with the Decision Notice.








