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	Date Inspected:
	14/11/2016
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Erection of two storey extension and single storey extension to front.

	Site Address/Location:
	73 Riverside, Clitheroe, BB7 2NS.

	


	CONSULTATIONS: 
	Parish/Town Council

	Clitheroe Town Council: No objections

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The Highway Development Control Section is of the opinion that the current highway related proposals will have a detrimental impact on highway amenity in the immediate vicinity of the site, by under provision of off-road car parking.

Based on the car parking recommendations in the Joint Lancashire Structure Plan and the Ribble Valley Parking Standards, the Highway Development Control Section is of the opinion that the applicant should provide 3 off-road car parking spaces for a 4 bed property. The Highway Development Control Section is of the opinion that the ground floor study could be marketed as a fourth bedroom.

	Environment Agency:
	

	The Environment Agency have no objection in principle to the proposed development, but wish to make the following comments:

· The application site lies within Flood Zone 3, which is defined as having a high probability of flooding in the national Planning Practice Guidance. The proposal is for domestic extensions which are classed as a ‘Minor Development’ and therefore any issues relating to flood risk should be considered by the local planning authority using Flood Risk Standing Advice.

	

	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 DME6 – Water Management

Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)

	Relevant Planning History:

N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to an end terraced two storey dwelling located on the Riverside Estate at Low Moor within the settlement of Clitheroe.  The rear of the application dwelling overlooks the River Ribble. The property has a driveway to the front and garden to the front and rear. The immediate area is typified by terraced and semi-detached properties in a range of styles.

	Proposed Development for which consent is sought:
Consent is sought for erection of a two storey and single storey extension to the front elevation at 73 Riverside, Clitheroe. The proposed extension will project 3.827m from the front elevation and have a width of 7.540m at ground floor projecting 1m past the side elevation of the existing dwelling. The single storey element of the proposal will have a mono-pitched roof with an eaves height of 2.2m and a ridge height of 3.6m. The two storey element will have a first floor width of 5.477m. It will have a pitched roof with an eaves height of 4.9m and a ridge height of 6.670m. The proposed development will provide a ground floor toilet, study and kitchen extension and a first floor double bedroom with en-suite.

	Impact Upon Residential Amenity:

The application property is an end terrace dwelling and the fields to the north of the site are mainly paddocks containing stabling for equine use. The proposed development is an in-fill extension to match that of the adjacent existing two storey and single storey front extension of the attached property No. 72 Riverside. The proposed single storey aspect of the proposal is to be positioned closest to the adjoining dwelling. Therefore, any significant loss of light or outlook would occur to the ground floor windows in the applicant’s property and not to the adjacent property No. 72 Riverside. 

The two storey aspect of the proposal is positioned over the front half of the property furthest away from No. 72 Riverside. Therefore, it is considered that the proposed development would not have a significantly detrimental overbearing impact. There are no windows proposed on the side elevation of the front extension facing towards No. 72 Riverside. Therefore, it is considered the development would not have an unacceptable impact on the residential amenity of the occupiers through loss of outlook, privacy or light.

The proposed first floor windows of the proposed development would be located 18m from the first floor windows of No. 74 Riverside which is located directly opposite. Taking into consideration the existing arrangement of other schemes in the area it is considered that the proposal would have no greater impact, therefore I do not consider that the impact the proposed development would have on the neighbouring residential amenity would be sufficient to justify the refusal of the application. 

	Visual Amenity/External Appearance:

Any extension should be well proportioned and sit comfortably with the original dwelling. It should respect the scale and proportions of the original dwelling and should not overwhelm. Whilst the proposed development would have some impact on the character of the dwelling and in particular through increasing the mass to the front elevation, the scale of the extension respects the existing dwelling and surrounding area. 

It is proposed to use painted render, welsh blue slate tiles and white UPVC window frames and doors; it is considered that matching materials would maintain coherence between the main dwelling and the proposed development. It is considered that the proposed extension would harmonise with the built form of the existing dwelling and its surrounding area.  Therefore, the proposal would not result in any harm to the appearance of the host dwelling or the surrounding area and would accord with Ribble Valley Core Strategy Policies DMG1 and DMH5.

Two storey and single storey front extensions are a common feature in the locality and a number of dwellings in the vicinity have substantial front extensions. Therefore, it is considered that the proposed front extension will not have any significant impact upon the visual amenity of the street scene or the surrounding area, as it reflects other similar extensions in the area.

	Flooding: 

A Flood Risk Assessment has been submitted with this application. The proposal will include the erection of a two storey extension and single storey extension to front of the dwelling. The roof will connect to the existing house drainage. The estate backs onto the River Ribble and as such is known to flood. However, as the extension will have the same ground floor level as the existing dwelling it will be built utilising ‘flood resilient’ techniques in accordance with the May 2007 CLG report. The existing dwelling has no air bricks so floodwater can only enter the house via the front and rear doorways or via backflow from the public drainage network. Therefore, I consider that there will be no greater flood risk impact resultant from the proposal when taking into account the existing arrangement. 
The Flood Risk Assesment outlines the precautionary methods which should be taken. Should consent be granted a condition will be attached to ensure that these precautionary methods outlined in Section 4.0 Proposals, existing & new drainage, floor resilience of the Flood Risk Assessment shall be adhered to minimise & mitigate the impact of the development.

	Highways:

Highways are of the opinion that the proposal will have a detrimental impact on highway amenity in the immediate vicinity of the site, by under provision of off-road car parking. The existing dwelling is currently a 2 bed property. The proposed development will create a further bedroom and a study. Therefore, as a requirement of the Joint Lancashire Structure Plan and the Ribble Valley Parking Standards the applicant should provide 3 off-road car parking spaces for a 4 bed property. 

The agent has confirmed that the property is to be a 3 bed dwelling, the room which is to be used as a study measures 2100mm x 1890mm. Therefore, the room would not have enough space to fit a bed and a bedside cabinet and allow for the door to be opened, to meet the new 910mm wide regulations for disabled access. 

Having conducted a site visit I am satisfied that there is adequate off- street parking to the front of the property and on-street parking available within the cul-de sac that any impact the proposal may have on highway amenity would be minimal.  

	Ecology: 

A bat survey has been submitted which found no evidence of bats or nesting birds 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 bat survey outlines the precautionary methods which should be taken should bats be found to be present in the intervening time between surveys and the work commencing on site. Should consent be granted a condition will be attached to ensure that these precautionary methods outlined in the Risk Assessment Notes section of the Bat Survey shall be adhered to minimise & mitigate the impact of the development.

	Observations/Consideration of Matters Raised/Conclusion:

In conclusion, the proposal would 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 properties. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be granted.


