
DELEGATED ITEM FILE REPORT - APPROVAL
	Ref: AB
	

	Application No: 
	3/2015/0224

	Site:
	91 Peel Street, Clitheroe, BB7 1NF

	Development Proposed:
	Single storey rear extension.

	Target:
	24th April 2015

	CONSULTATIONS: Town/Parish Council

	Parish Council: No objection

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	NA

	CONSULTATIONS: Additional Representations

	No representations have been received

	RELEVANT POLICIES:

	Ribble Valley Core Strategy (Adoption Version)
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 erection of a single storey rear extension at 91 Peel Street, Clitheroe. The application property is one of a pair of semi-detached properties and is faced with render, roof tiles and white UPVC window frames and doors. The property is located on the south-east side of Peel Street and already has a substantial single storey flat-roof extension for use by the disabled occupant. In determining the application it is important to consider the design of the extension and its effect on the amenities of neighbours.

The proposed development would be situated to the rear of the application property and as such would not be prominent in the street scene. It would replace an existing outdoor patio area extending beyond the rear of the existing single storey extension by 1.3m and would have a width of 6.5m. It would have a flat-roof with a height of 2.5m to match the existing extension and would be faced in materials to match. 

The proposed development is required in order to provide additional indoor accommodation for a disabled occupant. It is noted that no additional information has been provided to support the application. Exceptionally the personal circumstances of an occupier or personal hardships may be material to the consideration of a planning application. However, it is stated that such arguments will seldom outweigh more general planning considerations.
The proposed extension would be located to the rear of the property and would not be prominent in the streetscape. Moreover, the extension would appear as clearly subservient to the main dwelling by virtue of its height. The proposed extension, in addition to previous additions, would project 7.5m beyond the rear elevation of the original dwelling. The proposal would retain some private amenity space to the rear avoiding concentration of outdoor domestic activity into a small area. Furthermore, whilst the proposed development would result in a somewhat cramped appearance, I do not consider that this would be tantamount to overdevelopment of the site and would not result in significant harm to the appearance of the host dwelling or the surrounding area to warrant refusal of the application.
With regards to the potential impact on the residential amenity of the occupiers of nearby dwellings, the proposed single storey rear extension would extend around 3.3m beyond the rear elevation of the rear extension of no.89 Peel Street and would result in some loss of light from the rear ground floor WC and kitchen windows of this property. It is noted that the boundary between these adjoining properties is formed by a 2m high closed panel timber fence. Therefore, whilst the proposed development would result in some loss of outlook from the rear non-habitable windows of no.89 Peel Street this would not warrant refusal of the application. There would be no windows facing this adjoining property and, as such, the extension would not give rise to a loss of privacy. Furthermore, it is considered that the proposals would not unduly harm the residential amenities of this neighbour through overbearing impact when compared to the current arrangement. To the south-west, the nearest dwelling is no.93 Peel Street. There are no windows proposed on the elevation facing this neighbouring dwelling and it is considered that the development would not have an unacceptable impact on the occupants of this dwelling through loss of outlook, privacy or light. To the rear the application site bounds the rear gardens of no.2 Carlton Place and no.23 Highfield Road. There are habitable room windows in the rear elevation of the proposed extension facing this private amenity space however; an existing 2m high closed panel timber fence provides ample screening to avoid any overlooking.
With regards to highway safety, the proposal would not increase the number of bedrooms at the application property, nor would it reduce the amount of parking available. As a result, the proposed development will not be to the detriment of highway safety. 
In conclusion, the proposed development would not result in any harm to the appearance of the application dwelling or the surrounding area nor would it cause undue harm to the residential amenities of neighbouring occupiers. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION: Permit Conditional Planning Permission


Ribble Valley Borough Council  
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Note: This report needs to be read in conjunction with the Decision Notice.








