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	Date Inspected:
	01/04/2016
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed single storey extension to rear.  New pitched roof over the rear of the property from the existing ridge, to include seven roof lights and a three-section glazed roof.

	Site Address/Location:
	59 Edisford Road Clitheroe BB7 3LA

	


	CONSULTATIONS: 
	Parish/Town Council

	No objection.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	With regard to the above application, the Highway Development Control section does not have any objections regarding the proposed single storey extension to rear and new pitched roof over the rear of the property. We 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.

We have noted that the existing garage is proposed to be converted to a store and utility room. However, based on the Joint Lancashire Structure Plan, we are of the opinion that adequate off-road parking provision for this type and size of development will be retained at the front of the dwelling.

	CONSULTATIONS: 
	Additional Representations.

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

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DME2 – Landscape and Townscape Protection

Policy DME3 – Site and Species Protection and Conservation

Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
This application seeks consent for the erection of a single storey rear extension and replacement of the rear roof slope to incorporate a lower pitch and to include seven roof lights and a three-section glazed roof at 59 Edisford Road, Clitheroe. The application dwelling is a detached bungalow located on the south side of Edisford Road in Clitheroe. The building is faced with render and stone cladding and concrete roof tiles and has a dual-pitched roof. Neighbouring dwellings are two-storey properties and are characterised by a variety of design and materials.
The proposed development includes the erection of an infill extension on the east side of the rear elevation. The proposed extension would project 2.8m from the rear wall of the main dwelling and would have a width of 5.5m. The rear elevation of the proposed extension would be level with the existing sunroom extension. It is proposed to reduce the pitch of the rear roof slope of the main dwelling and increase its length so that it extends across the proposed extension and the existing flat roof of the sunroof. This would result in an asymmetrical roof with the front slope steeper than the rear. The scheme of development also includes replacement of roof tiles, a new wood effect cladding to the front porch entrance and conversion of the integral garage to a utility and store room. In determining the application it is important to consider the design of the extension, its effect on the amenities of neighbours and the impact on protected species.

	Observations/Consideration of Matters Raised/Conclusion:

The proposed extension and roof alterations would be located to the rear of the application dwelling and therefore they would not be prominent in the street scene. The neighbouring two-storey dwellings are positioned slightly forward of 59 Edisford Road and therefore the gable elevations of the dwelling are not clearly visible when travelling past the property. Taking this into account, the alterations to the pitch of the rear roof slope which would be lowered to 18.5° would not result in any unacceptable harm to the appearance of the dwelling or the immediate area when viewed from Edisford Road. The proposed single storey rear extension would be clearly subservient to the main dwelling and would accord with Policy DMG1 of the Core Strategy. It is proposed to use timber effect cladding on the front porch. Whilst there is some variety in materials used in the construction of dwellings along Edisford Road, it is considered that further details or samples are required to ensure that the visual appearance of the dwelling is not harmed due to the prominence of the materials on the front elevation.

In terms of the impact of the proposed development of the amenities of neighbouring occupants, the proposals would not result in any additional opening on the west-facing side elevation and would not have any impact on the residential amenities of the occupiers of no.61 to the west. The proposed rear extension would be located around 800mm from the common boundary with no.57. However, the garage associated with no.57 separates these neighbouring dwellings. The proposals would therefore accord with BRE guidelines and would not introduce any windows facing this neighbouring dwelling. As such, there would be no unacceptable impact on the amenities of neighbouring householders. 

A protected species survey has been submitted which found no evidence of bats using the property and concludes that the proposed works are unlikely to cause disturbance to bats, result in the loss of a bat roost or cause injury or death to bats. 

The proposed development would not result in any additional bedrooms at the application property. However, the proposed development would reduce the amount of space available for parking at the application property due to the conversion of the existing garage. However, two off-street parking spaces would be retained on the driveway and, as a result, the proposed development will not be to the detriment of highway safety. 

In conclusion, it is considered that the proposed development would not result in harm to the appearance of the existing building and 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 subject to materials.

	RECOMMENDATION:
	That planning consent be approved. 


