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	Date Inspected:
	22/03/2019
	

	Officer:
	HM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Single storey extension to rear, two storey extension to side and rear.  Resubmission of application 3/2017/0942.

	Site Address/Location:
	81 Ribchester Road Clayton Le Dale BB1 9HT

	


	CONSULTATIONS: 
	Parish/Town Council

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

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections

	CONSULTATIONS: 
	Additional Representations.

	two additional letters of representation has been received with respect to the proposed development the comments are as follows:
· Party wall agreement concerns
· Development has commenced

· Block is not an appropriate material

· Loss of light

· Plans are unclear

· Building is structurally unsafe


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMH5 – Residential & curtilage Extensions
National Planning Policy Framework (NPPF)

	Relevant Planning History:

3/2017/0942- Erection of single storey extension to rear and two storey extension to side over extended integral garage. (Approved with Conditions)
3/2013/0043- Erection single storey rear extension and double storey side extension and extension to garage (Approved with Conditions)



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The proposed development is located in the heart of the village of Clayton-Le-Dale opposite St Peter’s Church. The application property is a semi-detached two storey dwelling located in a row of similar semi-detached dwellings.

	Proposed Development for which consent is sought:

The application is a re-submission of 3/2017/0342 which was approved December 2017, which was itself a resubmission of 3/2013/0043 which was approved August 2013. The consent for the previous application had expired and the 2017 application was for the same development as for what was previously approved.
This application seeks consent for the erection of a side extension with the ground floor garage measuring approximately 12.5m by 3.5m with a two storey section above measuring approximately 9.5m by 3.5m, as such it benefits from an additional 1.2m rearward projection at first floor compared to that of the previously approved proposal. The proposed side extension will have a ridge and eaves height of approximately 8m and 6m respectively. The first storey will be set back from the front elevation by approximately 1m. resulting in a small lean too roof with a maximum height of approximately 3.3m falling to approximately 2.5m at the eaves.
The proposal includes a single storey extension across the rear of the dwelling measuring approximately 4.2m by 9.4m. The lean too roof will have an eaves height of approximately 2m, the tallest point being approximately 4m from ground level.


	Residential Amenity:
With regards to residential amenity, the ground floor windows in the gable of the proposed extension will be obscure glazed to ensure no overlooking will occur impacting the residential amenity of number 79, Ribchester Road. A condition will be implemented to ensure these windows remain obscure glazed. Within the last application a concern was raised as to if the proposal will cause a loss of light to the kitchen of 79, Ribchester Road. The previous reports concluded that any loss of light will be to a secondary window of the kitchen and therefore not a significant impact to the residential amenity or harm to the neighbour in question.
The neighbouring dwelling to the west, 83 Ribchester Road, is the adjoined neighbour to the application property, due to this neighbours existing rear extension the proposed rear extension will project a further 0.6m beyond the neighbours extension. This level of projection is not considered to result in any significant impact on the residential amenity of this neighbouring dwelling.


	Visual Amenity:
The existing semi-detached two storey dwelling is constructed using facing brick and render and is built similar to the neighbouring properties along Ribchester Road. It is recognised by the LPA that throughout the wider area there is a variety of house types/designs, which reflect the different times/periods that dwellings have been constructed in Clayton Le Dale. It is not considered that the proposed alterations will significantly detract from character or visual amenities of the surrounding area.
The proposed materials, including facing brick, block and K Render are considered to be acceptable for use within the proposed development and while the materials are not currently found within the application property or immediate neighbouring dwellings they are found on other nearby dwellings in the area considered to be acceptable additions and will not result in any unacceptable negative harm on the visual amenity or character of the visual amenity or character of the host dwelling and surrounding area.
The proposed extension has been set down from the main ridge by approximately 0.7m and the first floor element has been set back from the front elevation by approximately 1m from the original dwelling house’s front elevation. As such the proposed development is not considered to have a significant negative impact on the surrounding areas character or visual amenity.


	Landscape/Ecology:

A protected species survey has been submitted, which found no evidence of bats using the property, and therefore the proposal is unlikely to affect bats or their roosts.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed development will not result in any significant impact on the residential or visual amenity of the area. With all the above taken into consideration it is recommended accordingly.


	RECOMMENDATION:
	That planning consent be granted.


