
DELEGATED ITEM FILE REPORT - APPROVAL
	Ref: AB
	

	Application No: 
	3/2015/0546

	Site:
	Fellway, Waddington Road, Clitheroe, BB7 2JE

	Development Proposed:
	Demolition of existing single storey utility room and detached garage. Formation of single storey side and rear extension and attached garage

	Target:
	9th September 2015

	CONSULTATIONS: Town/Parish Council

	Parish Council: No objections

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways: The proposal raises no highway concerns and I would therefore raise no objection to the proposal on highway grounds. Recommends the following conditions as part of the formal planning decision: -

1. The car parking and manoeuvring scheme to be marked out in accordance with the approved plan, before the use of the premises hereby permitted becomes operative and permanently maintained thereafter. Reason: To allow for the effective use of the parking areas. 

2. Notwithstanding the provisions of the Town and Country Planning (General Development Procedure) Order 1995 and the Town and Country Planning (General Permitted Development) (Amendment) (No 2) (England) Order 2008, or any subsequent Orders or statutory provision re-enacting the provisions of these Orders, all garages shown on the approved plan shall be maintained as such and shall not be converted to or used for living accommodation without the prior written approval of the Local Planning Authority in consultation with the Highway Authority. 

	CONSULTATIONS: Additional Representations

	No representations have been received

	RELEVANT POLICIES:

	Ribble Valley Core Strategy
Policy DMG1 – General Considerations
Policy DMH5 – Residential and Curtilage Extensions
Policy DME3 – Site and Species Protection and Conservation
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 single storey utility room and detached garage and erection of a single storey side and rear extension and attached garage at Fellway, Waddington Road, Clitheroe. The property is a semi-detached two storey dwelling located within the settlement of Clitheroe and is located on the east side of Fellway. The application dwelling and surrounding properties have large front gardens and are set back from the carriageway. They are set in an elevated position and are prominent from the highway and are constructed from red brick and roof tiles. The matters for consideration in the determination of this application involve an assessment of the visual impact on the application dwelling and surrounding area and the effects of the development on the amenities of nearby residents. 
The proposed development would be visible in the street scene and would be a prominent feature in the context of the rear gardens of the immediate properties in the area. However, the proposals would be set back from the principal elevation of the main dwelling and would be set back a significant distance from Waddington Road. The existing single storey flat-roofed extension and detached single garage would be removed and a ‘T’ shaped side extension incorporating living room, utility, WC, store/workshop and double garage would be erected in its place. This would project up to 12.6m from the side wall of the original dwelling and would have a maximum depth of 12.6m. It would have a cross-gabled roof with an eaves height of 3m and a ridge height of 5m. The single storey side extension would wrap around the existing dwelling and extend across part of the rear elevation. The proposed double garage would project up to 7m beyond the rear elevation of the host dwelling. It is also proposed to erect a raised timber platform to the front of the side extension with steps down to the lower front garden area.
Pre-application advice was sought for the erection of a single storey side and rear extension and attached garage in April 2015. Following consideration, the conclusions stated in the Council’s response letter dated 1st June 2015 detailed a number of concerns and stated that an application as proposed would likely be refused. It should be noted that no changes have been made to the proposed extension in order to take account of the pre-application advice above. However, notwithstanding that pre-application advice the proposed development is reassessed below.
Core Strategy Policy DMG1 states that new development should be sympathetic to the scale, massing and style of the existing building and particular emphasis will be placed on visual appearance and the relationship to surroundings. As a general rule any extension should be subordinate to the original house. It is noted that the development is single storey and is set back from the front elevation of the parent property therefore reducing its prominence. However, it would extend 12.6m from the side gable wall of the dwelling which only has a width of 7m and would substantially increase the mass on south side of the property resulting in an imbalance. It is considered that the proposals would result in a bulky addition. There are also concerns regarding the window arrangement on the front elevation of the proposed extension which would incorporate two sets of aluminium bi-folding doors opening onto a raised timber decking area. These additions would be visible from the public realm and are normally features that are considered more acceptable to the rear of a property. Taking account of the above, whilst the proposed development would result in minor harm to the appearance of the host dwelling I do not consider that this would warrant refusal of the application.
With regards to the potential impact on adjacent neighbours, there are no dwellings facing the application property. The nearest dwelling to the south is Greencroft; there are no windows proposed on the elevation facing this property and the proposed extension would be partly screened by from these neighbouring occupiers by their own garage. To the rear no.2 Butts Grove would be located around 18m from the proposals. There is ample screening between these two dwellings, including a high hedge and close boarded timber fencing to prevent any loss of privacy. Having regard to the above, the proposed development would not result in unacceptable harm to the amenities of neighbouring residents through loss of outlook, light or privacy.

In conclusion, the proposed development would not result in detrimental harm to the appearance of the host dwelling or the surrounding area nor would it harm the residential amenities of neighbouring occupiers. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION: Permit Full Planning Permission


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








