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	Date Inspected:
	13/04/2016
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	First floor extension over existing garage (resubmission of application 3/2015/0883).

	Site Address/Location:
	The Cedars 34 Peel Park Avenue Clitheroe BB7 1ET

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of the proposed development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The Highways Development Control section does not have any objections regarding the proposed first floor extension over the existing garage and are of the opinion that the proposed development should have a negligible impact on highway safety and highway capacity in the immediate vicinity of the site. Based on the Joint Lancashire Structure Plan the Highway Development Control section is of the opinion that the applicant has provided adequate off-road parking provision for this type and size of development.

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy 

Policy DMG1 – General Considerations

Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework

	Relevant Planning History:

3/2009/0377 - Garage extension incorporating downstairs toilet (Approved no conditions)
3/2015/0883 - Over garage extension to form extra bedroom and study (Refused)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application dwelling is a detached property built in the 1960’s which lies on a corner plot at the junction of Claremont Drive within the settlement of Clitheroe. The property is faced with beige house bricks with stone decorative columns and corbels at the original corners of the dwelling, dark grey roof tiles and white UPVC windows. The area is predominantly residential, consisting of detached and semi-detached dwellings and front dormers are a common feature in the locality. 

	Proposed Development for which consent is sought:

The application seeks consent for the erection of a first floor extension over the existing garage at The Cedars, 34 Peel Park Avenue, Clitheroe. The first floor extension would be built on the walls of the existing attached garage which was approved under application number 3/2009/0377 on the north east side of the property. The proposed extension would measure approximately 5m wide and 6.1m in length and would be set back 150mm from the principle elevation.  It would have a pitched roof with an eaves height to match that of the existing dwelling and a ridge height of 7.2m. The proposal would be set down from ridgeline of the original dwelling by 300mm. 
The proposal includes the insertion of proposed dormer to the front elevation of the proposed extension and the continuation of the existing rear dormer. The proposed front dormer extension would have a flat roof and would measure 3m in width and have a depth of 1.3m. The face of the dormer would project to a height of 1.7m above the plane of the roof of the proposed extension. The proposed continuation of the rear dormer would have a flat roof and would measure 7.4m in width with a depth of 2.3m. The face of the dormer would project to a height of 3m above the plane of the roof of the application dwelling and the roof of the proposed extension. The development would be constructed from materials to match those used on the main dwelling.

	Impact Upon Residential Amenity:

The proposed rear dormer extension includes the insertion of a window with a cill level positioned at 1.8m above floor level. This will ensure that the proposed development would not result in the overlooking of the private rear garden area of No. 25 Claremont Avenue. Further to this the evergreen hedge and conifer tree boundary between the two properties provides sufficient screening of this neighbour’s private amenity space. The proposed first floor extension would be located to the side of the application dwelling; away from No. 2 Claremont Drive therefore it is considered the development would not adversely harm the residential amenity of this property.  Taking into account the above, it is considered that the proposed development will not have an adverse impact on the amenity of neighbouring dwellings through loss of outlook, privacy or light.

	Visual Amenity/External Appearance:

In assessing the impact of the extension it is important to ensure that side extensions are not unsympathetic, overly large or poor designed as this can have a detrimental impact on the character of the street.  As a general rule any extension should be subordinate to the original house. The proposed first floor extension over the existing garage would appear subservient to the main dwelling given that it is set back and set down from the main building. It is considered that the proposal would not result in undue harm to the appearance of the dwelling or streetscene.  The walls of the extensions will not project forward of the principle elevation and will be set back by 150mm. The proposal would not impact upon the visual amenity of the streetscape as it reflects the design and scale of other similar developments in the immediate area. Consequently, the proposed development accords with Core Strategy policies DMG1 and DMH5. 

Policy DMG1 and DMH5 of the Ribble Valley Core Strategy requires extensions to be in keeping with the existing house and the surrounding buildings in terms of scale, size, design and facing materials. Any extension should be well proportioned and sit comfortably with the original building. It should respect the scale and proportions of the original and should not overwhelm. The proposed first floor over garage extension would appear subservient to the host dwelling. It is considered that the proposed extension would harmonise with the built form of the existing dwelling and surrounding area.

	Landscape/Ecology:

A daylight scoping survey for European Protected species has been submitted which found no evidence of bats or nesting wild birds at the property and concludes that the proposed works are unlikely to cause disturbance to bats or wild birds, result in loss of bat or wild bird roost or cause injury or death to bats or wild birds. 

	Observations/Consideration of Matters Raised/Conclusion:

With regards to highway safety, the proposed development would lead to the creation of an additional bedroom at the application property. As a result, there is a requirement for additional off-street car parking spaces. The existing garage and area of hardstanding is sufficient to provide this and would be retained at the application property. As such, it is considered that the proposed development would not have a detrimental impact on highway safety. 

In conclusion, the proposed development will 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. The proposal will not have an unacceptable impact on highway safety. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be granted


