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	DELEGATED ITEM FILE REPORT: 
	Decision
	Approval

	

	Development Description:
	Proposed two storey extension to side and rear of property. Single storey extension to front, rear and side to form double garage. Relocation of site access.

	Site Address/Location:
	49 Edisford Road, Clitheroe. BB7 3LA

	

	CONSULTATIONS: 
	Parish/Town Council

	Clitheroe Town Council consulted on 11/6/21 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Lancashire County Council Highways consulted on 11/6/21 – responded on 25/6/21 with a request for an amended site plan.

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy 
Key Statement DS2 – Presumption in Favour of Sustainable Development 
Policy DMG1 – General Considerations 
Policy DMG2 – Strategic Considerations 
Policy DMG3 – Transport and Mobility
Policy DMH5 – Residential and Curtilage Extensions 

NPPF


	Relevant Planning History:

No recent planning history relevant to the determination of the application.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached property in Clitheroe. The property consists of render and timber cladding, concrete roof tiles and white UPVC doors and windows. The property is situated on a corner plot which forms the junction between Edisford Road and Lancaster Drive. The surrounding area is predominantly residential and is characterised by numerous detached bungalow and two storey properties.


	Proposed Development for which consent is sought:

Consent is sought for the construction of a two storey side extension, double garage and amended vehicle access.

	Principle of development:

The proposal is a domestic extension to a dwelling and is acceptable in principle subject to an assessment of the material planning considerations. 


	Residential Amenity:

The proposal includes the addition of several windows which would be situated to the front and rear of the existing property at the ground and first floor levels. All of the proposed windows would be situated in almost identical positions to the property’s existing front and rear windows at the ground and first floor levels therefore it is not considered that the proposed works would compromise the privacy of any neighbouring residents through providing any new opportunities for overlooking.

The neighbouring property of No. 51 Edisford Road lies directly to the West of proposal site at a distance of approximately 5 metres away however the outward projection of the proposed works to the rear of the existing property would not project beyond the rear elevation of the neighbouring property therefore it is not considered that the proposal would lead to any loss of light or outlook for the residents of No. 51.

No. 2 Fairfield Drive and No. 47a Edisford Road lie approximately 25 metres to the South and East of the proposal site respectively and as such would not suffer any loss of natural light or outlook as a result of the proposed works.


	Visual Amenity:

The side extension element of the proposal would have a width of 5.9 metres and would adjoin the eaves and roof pitch of the existing property. This aspect of the proposal would be clearly visible from Edisford Road and Lancaster Drive when facing towards the property’s front and side elevations respectively. 

As such, the side extension element of the proposal would have a moderate visual impact however the side extension would be less than half the width of the existing property and would not exceed the eaves or roof pitch height of the main dwelling. Moreover, the side extension would comprise a relatively modest footprint in as much that it would be sited on the footprint of the property’s existing hall and utility room. Accordingly, it is not considered that this aspect of the proposed works would have any undue impact on visual amenity.

The outward projection of the ground floor element of the rear extension would project just beyond the rear elevation of the property’s existing snug room and would span the entire width of the existing property at the ground floor level and approximately two thirds the width of the main property at the first floor level.
This aspect of the proposal would be partially visible from Lancaster Drive and Fairfield Drive when facing towards the property’s side and rear elevations respectively.

Accordingly, the rear extension element of the proposal would have a moderate visual impact however the ground floor element of the rear extension would only project marginally beyond the outmost section of the property’s existing rear elevation with the remainder of the extension essentially serving as an infill in the space currently comprised by the property’s rear patio. Moreover, the first floor element of the rear extension would be set well back from the rear elevation of the ground floor extension and would incorporate a double gable roof design which would allow optimal visual integration with the gable roofscape of the main property. As such, it is not considered that this aspect of the proposed works would have any undue impact on visual amenity.

The proposed works also include a double garage which would be adjoined to the Eastern gable end of the property by way of a lobby. The double garage would have an eaves and roof pitch height of 2.8 and 4.6 metres respectively making it wholly subservient to the main property in terms of height. The garage would be partially visible from Edisford Road and Lancaster Drive and as such would have some visual impact however the garage would be set well back from the front curtilage boundary and slightly in from the side curtilage boundary which would reduce its visual impact. Accordingly, it is not considered that the double garage would have any undue impact on visual amenity.


	Ecology: 

A bat survey conducted at the proposal site on 25/5/21 found no evidence of any bat related activity.


	Highways: 

LCC Highways responded to the proposal on 25/6/21 with a request for the applicant to  provide an amended site plan due to concerns regarding the width and siting of the proposed vehicle access and the lack of information provided with regards to vehicle and pedestrian visibility splays. No issues were raised in relation to the proposal site’s off-street parking capacity.

The applicant has since submitted an amended site plan showing a revised wider vehicle access that is sited further back from the public highway in addition to pedestrian and vehicle visibility splay drawings. The amended site plan sufficiently addresses all of the initial concerns raised by LCC Highways therefore it is not considered that the proposed works would have any undue impact upon highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

The proposal does not raise any concerns in relation to residential amenity in as much that the proposed works would not lead to any loss of privacy, natural light or outlook for any neighbouring residents.

The proposed works would have a moderate visual impact however it is not considered that the double garage or two storey rear and side extension would be over dominant features. Furthermore, the existing street scene surrounding the proposal site comprises a varied mixture of bungalow and two-storey properties therefore it is not considered that the proposed works would be an incongruous addition to the existing pattern of development that would have any adverse impact upon visual amenity.

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That planning permission be granted.
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