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	Date Inspected:
	
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed extension to the first floor to include a new bedroom and en-suite.

	Site Address/Location:
	145 Henthorn Road, Clitheroe, BB7 2QF.

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of the proposed 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 DME3 – Site and Species Protection and Conservation

Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)

	Relevant Planning History:

3/2015/0735:  Disabled adaptation consisting of demolition of existing garage and replacement with single storey extension to side and rear (Approved with conditions). 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached dwelling situated on the south east side of Henthorn Road within the settlement of Clitheroe. The existing property is a two storey dwelling with a flat roof garage to the side of the property. 

	Proposed Development for which consent is sought:

The proposed development is a wraparound ground floor extension with first floor side element which will replace the existing garage located on the south west side of the property. The single storey element of the proposal will project 3.85 from the side wall of the main dwelling and would extend back to a depth of 11.074m. It would project beyond the rear elevation of the host dwelling by 2.85m and would adjoin the existing single storey extension of the north east side of the rear extension. The single storey extension will include a mono-pitch roof to the front with an eaves height of 2.2m and a ridge height of 3.9m. The single storey element to the rear will consist of a pitched roof with flat roof section. This will have an eaves height of 2.2m and a ridge height of 3.605m.
The first floor element will project 3.85m from the side elevation and have a depth of 6.450m. It will be set back from the principal elevation by 1.9m. It will have a pitched roof with an eaves height to match that of the existing dwelling. The proposed first floor extension will have a ridge height of 6.759m and will be set down 150mm from the ridge height of the existing dwelling. 

	Impact Upon Residential Amenity:

With regards to the potential impact on the residential amenity of the occupiers of nearby dwellings, No. 143 Henthorn Road is located to the north east of the application dwelling, the proposed development would screened by the existing rear extension and the two storey element of the extension would be located on the side of the application dwelling away from the aforementioned property. Therefore, it is considered that the proposal would not have any direct impact upon the residential amenities of No. 143 Henthorn Road. 

The proposal includes the insertion of a first floor window to the rear elevation of the two storey element; this would provide direct views over the private amenity space of No. 147 Henthorn Road. Should consent be granted the proposed first floor window will be conditioned to obscured glazed in order to ensure privacy is protected.  

	Visual Amenity/External Appearance:

As a general rule any extension should be subordinate to the original property. Whilst the proposed development would have some impact on the character of the host dwelling and in particular through increasing the mass to the south west side, the scale of the extension respects the existing house and surrounding area. The two storey element of the proposal is set back 1.9m from the principal elevation and set down 150mm from the main dwelling. The size and scale of the extension would not dominate the original dwelling, it respects the proportion form and detailing of the host dwelling. 

Further to this, it is considered that the proposed development would not have any significant impact upon the visual amenity of the streetscene or the surrounding area, as it reflects other similar extensions in the area.

The materials proposed would maintain coherence between the main dwelling and the proposed development. It would not result in any harm to the appearance of the host dwelling or the surrounding area and would accord with Policies DMG1 and DMH5 of the Ribble Valley Core Strategy.

	Ecology:

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.

	Highways:

It is considered that there is sufficient off-street parking to the front of the property. As such, it is considered that the proposed development would not have a detrimental impact on highway safety. 

	Observations/Consideration of Matters Raised/Conclusion:

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. Accordingly, it is recommended that the application be approved. 

	RECOMMENDATION:
	That planning consent be granted.


