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	Date Inspected:
	15/03/2018
	

	Officer:
	HM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Demolition of existing conservatory, construction of new garden room and extension to lounge, fenestration alterations, alterations to roof to provide wheelchair lift enclosure and associated external works including change of use from adjacent residential gardens to gardens for care home.

	Site Address/Location:
	Abbeyfield House Union Street Clitheroe BB7 2NH

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections with regards to the proposed development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

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

	CONSULTATIONS: 
	Additional Representations.

	RVBC Countryside: no significant tree or bat issues therefore no objections.
Further Representations: A further representations was received stating no objection in principle to the development, however expressing a concern in the fact that an extension built over 10 years ago resulted in disruption to the water table and regular flooding of the objector’s garden, and that further extensions could result in further flooding.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMH5- Residential & Curtilage Extensions
Policy DMB1 – Supporting Business Growth
National Planning Policy Framework (NPPF)

	Relevant Planning History:

3/2011/0319- Application for non-material amendment for 2no. windows in lounge/dining room to be changed to doors to give access to garden area and re-introduction of PV panels previously omitted from original planning consent 3/2008/0808 at Abbyfield House, Union Street, Clitheroe BB7 2NH. (Approved subject to conditions.)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

Abbeyfield care home is located on the south side of Union Street on the western side of Clitheroe. The care home lies in a predominantly residential area surrounded by residential and allotment gardens on the eastern and southern side with residential properties over the highway to the north.

	Proposed Development for which consent is sought:
Consent is sought for multiple extensions and alterations to the existing care home as follows:
· A single storey extension to the rear measuring approximately 5m by 7m with a flat roof approximately 3m tall to be used as a residential care lounge.

· A single storey extension to the rear of the existing residential care sitting room which will measure approximately 4m by 2m with a flat roof approximately 3m tall.

· The demolition of the existing conservatory on the rear elevation and replacement with a single storey flat roof extension measuring approximately 4m by 7m and approximately 3m tall to be used as a residential care garden room.

· A further single storey flat roof extension measuring approximately 7.5m by 7.5m and will have a roof height of approximately 3m, this extension will provide a dementia care garden lounge.

· The application also seeks consent to create a lift shaft on south east elevation creating a lean-to roof with an eaves height of 3m and a ridge height of 5m.

· The proposed application also wishes to change the use of the gardens to the rear from C3 Residential gardens to C2 gardens for care home.

	Impact Upon Residential Amenity:

 The proposed extensions and alterations are predominantly to the rear of the property and will not be visible from the highway thereby not impacting the neighbouring properties on the north side of union street. The properties to the rear, St Pauls Street, are over 45m from the rear elevation of the care home and as such I do not consider the proposals to have an adverse impact on the amenity of these neighbours. The residential properties to the east of Abbeyfield on Queens Street are over 50m from the eastern elevation of the care home; due to the significant distance I do not consider the proposed extensions to have any impact on these neighbours. In summary I do not consider the proposed development to result in any significant impact on the residential amenity of the neighbouring properties. Nonetheless, further details of finished ground levels within the care home gardens would be required to ensure there is no opportunity for overlooking of neighbouring gardens.

	Visual Amenity/External Appearance:
The proposed alterations are to the rear and eastern elevation of Abbeyfield care home, as such there will not be prominent additions. They would be subservient to the main building and would not be detrimental to the visual amenity of the area. The materials to be used will match the existing building. Care will need to be taken to ensure that there are no opportunities for overlooking of neighbours rear gardens and that suitable boundary treatments are used.

	Landscape/Ecology:

The proposal seeks to develop the garden area and create a garden suitable for the enjoyment of the residents of the home. The proposal seeks to change the use of the gardens from residential dwelling gardens under class C3 to residential gardens for a care home under class C2. This change of use will not result in any negative impact on the amenity of the locality.

	Observations/Consideration of Matters Raised/Conclusion:

Policy DMB1 of the Ribble Valley Core Strategy supports the growth of businesses within the settlement boundary on land within or adjacent to the existing site. As such the proposals are supported by the general intentions of this policy. With all the above considered I recommend accordingly. 

	RECOMMENDATION:
	That planning consent be granted.


