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	Date Inspected:
	28/2/17
	

	Officer:
	VW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	First floor extension over existing extension to the rear.

	Site Address/Location:
	1 Faraday Avenue Clitheroe Lancashire BB7 2LW

	


	CONSULTATIONS: 
	Parish/Town Council

	Concerns as plans were not available to view on the website, and also concerns that the development will cause overlooking into neighbouring houses. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No representations have been received

	CONSULTATIONS: 
	Additional Representations.

	Letters of representation have been received from two addresses objecting to the application on the following grounds:
· Overlooking into rear garden

· Not in keeping with other houses in the area

· Family only moved in twelve months ago and should have bought a bigger house

· The extension is for guests and not family

· There will not be any objections from 10 Henthorn Road as it is not currently occupied

· The new window will overlook into bedrooms

· Light loss to bedrooms

· Overlook, dominate garden and loss of light cause privacy issues in rear garden

· Anti-social noise



	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1: General Considerations

Policy DMH5: Residential and Curtilage Extensions

	Relevant Planning History:

No relevant planning history 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is located within the settlement limits of Clitheroe, within a relatively populated area. The property is a semi-detached property, located to the end of Faraday Avenue, adjacent to Henthorn Road. The application property is faced with render, blue slate and white upvc windows and doors. 

	Proposed Development for which consent is sought:

 Consent is sought for the erection of a first floor extension over an existing ground floor extension. The proposal will project 3.8m from the main ridge of the property (and set down by 500mm), have a width of 5.8m wide and a total height of 4.6m from the ground floor element to the first floor. There is one window proposed in the rear elevation and one in the side elevation of the proposed extension. 

	Impact Upon Residential Amenity:

The representations raised concerns with the proposed window insertion within the North West side elevation of the extension. In order to reduce any potential overlooking or loss of privacy within the garden of 3 Faraday Avenue, any approval would be conditioned so this window is obscured and non-opening unless the parts of the window which can be opened are more than 1.7m above the floor of the room. Concerns were also raised with regard to the rear window insertion and its potential to overlook into neighbouring gardens to the south west including no’s 10 and 12 Henthorn Road. Although there would be a further projection of 3.8m from the rear elevation of the existing dwelling, I am satisfied that there would not be any direct overlooking into properties to the south west as the properties are at an angle to each other. It has been noted from the objections that it there is indication that No.10 Henthorn Road is not occupied, however an assessment has still been made as to whether there would be any potential impact on their residential amenity, as outlined above. 
Overall, the extension would be projecting a further 3.8m from the rear elevation of the main dwelling and therefore consideration must be given to adjoining properties, including those at the rear. In total, there would still be 20 metres to the neighbouring boundary fence to the rear, and a further 20 metres to the nearest dwelling’s rear elevation from the rearmost wall of the extension. Furthermore, the dwellings are not directly facing each other and are at an angle, which would not significantly harm the residential amenity in terms of overlooking in amenity space or habitable rooms. To summarise, the proposal does not raise any significant concerns in regard to harm to residential amenity to warrant a refusal.

	Visual Amenity/External Appearance:

The proposal is to the rear and would therefore not affect the general street scene. The proposal could be seen on approach from the east; however it would not be so visually prominent to affect the character of the immediate area. The proposal has been amended in order to appear more subservient, and has been set down from the main ridge by 500mm. 
The materials proposed will match the main dwelling house and would therefore not appear out of character to the immediate area.

Concerns have been raised through representations suggesting that the proposal would be out of character to the area. Although there does not appear to be any similar proposals in the immediate area, this would not be so concerning as the proposal would not cause any detrimental harm to the visual amenity of the area. 

	Although concerns were raised within representations, it is considered that the proposal would not be harmful enough to warrant a refusal, and any potential issues can be mitigated through the use of conditions.  It is for the above reasons and having regard to all material considerations and matters raised that I recommend accordingly.

	RECOMMENDATION:
	That planning consent be granted.


