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	Date Inspected:
	21/11/2017
	

	Officer:
	HM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Removal of garage and erection of new integral garage with single storey rear and loft extension.

	Site Address/Location:
	22 Shireburn Avenue  Clitheroe  BB7 2PN

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of this development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

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

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMH5- Residential and Curtilage Extensions
National Planning Policy Framework (NPPF)

	Relevant Planning History:

No relevant planning history

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is a semi-detached bungalow located on the south western side of Clitheroe, surrounded by similar dwellings of varying sizes. 

	Proposed Development for which consent is sought:

The proposal seeks to demolish the existing garage replacing it with an integrated garage to the side of the property with a second storey above to house an additional bedroom, this two storey (loft conversion) extension to the side of the building will measure approximately 3m by 7m, 5m to the ridge, 2m to the eaves, this side extension will include two roof light on either side of the pitched roof, to provide light into the new bedroom.
The proposed rear dormer on the application property will measure approximately 6m in width and have a depth of just over 4m. The face of the dormer will project to a height of approximately 2.5m above the plane of the main roof; this dormer will be set down from the roof by just less than half a meter. The proposed dormer on the front of the application property will measure approximately 6m in width and have a depth of 4m. The face of the dormer will project to a height of approximately 2.5m above the plane of the main roof; the dormer will also be set down from the ridge of the application property by less than 0.5m.

	Impact Upon Residential Amenity:

 The proposal should have no more of a significant impact on residential amenity than other existing schemes within the area. Therefore it is considered that the proposed dormer extension would not have an unacceptable impact on the amenity of the occupiers of neighbouring dwellings. 

It is proposed to erect an integrated garage with bedroom above; this two storey extension to the side of the property should have no significant impact on residential amenity of neighbouring properties as no windows are proposed on the gable elevation, in addition the proposal will remove windows from that elevation further reducing any negative impact. 

	Visual Amenity/External Appearance:

Both front and rear dormers are common features within the locality, a number of dwellings having similar schemes to the proposed. It is therefore proposed that the dormer extension will not have any significant impact upon the visual amenity of the street scene or the street scene, as it reflects other similar dormer extensions in the area. 
Both front and rear elevations will be set down from the ridge height of the main dwelling, allowing the development to appear subservient and not dominate the original dwelling therefor according with Policies DMG1 and DMH5 of the Ribble Valley Core Strategy.

The extension to the side to incorporate an integral garage, and bedroom on the first floor is not a development that is uncommon within the area, where large extensions are a regular occurrence; and as such this is not considered to cause significant visual harm to the character or the amenity of the locality. The extension is set down from the ridge height of the host dwelling and therefore remains subservient in appearance to the scale of the main dwelling. After negotiations the proposed dormer window on this extension has been removed in order to reduce any impact that this development may have.
In terms of design the materials to be used will be sympathetic to the existing dwelling and matching where appropriate, for the extension and dormers. 

	Observations/Consideration of Matters Raised/Conclusion:

With all the above considered it is recommended accordingly. 

	RECOMMENDATION:
	That planning consent be granted.


