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	AD
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	Refusal

	

	Development Description:
	Erection of double storey extension to side with single storey extension to rear, including dormer loft conversion. (Amendments to approved application 3/2019/0886 for dormer roof extension.)

	Site Address/Location:
	2 River Lea Gardens Clitheroe BB7 1QQ

	

	CONSULTATIONS: 
	Parish/Town Council

	No objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	Object on highway safety grounds as no off-road parking provision and, therefore, the likelihood of vehicles associated with the dwelling parking in the cul-de-sac's turning head.


LLFA:
No comment as LLFA Flood Risk Standing Advice should have been applied and not listed in the 'When to Consult the LLFA' document or in the Development Management Procedure Order 2015.


	CONSULTATIONS: 
	Additional Representations.

	No comments received.

	N

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:
Policy DMG1 – General Considerations 
Policy DMH5 – Residential and Curtilage Extensions

NPPF
NPPG


	Relevant Planning History:
3/2019/0886 – Erection of double storey extension to side with single storey extension to rear. PP granted 22/4/2020.

3/2002/0316 – Erection of conservatory. PP granted 13/5/2002.

3/1998/0697 – Erection of three dwellings (Plots 10, 11,12 Waterloo Road/Holden Street, Clitheroe). PP granted 19/11/1998.
3/1997/0749 – Public car park including private parking for residents. PP granted 6/1/1998.
3/1998/0145 - Erection of 39 no. dwellings and associated infrastructure. PP granted 23/4/1998. PD removed.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The application relates to a modern end of terrace property located within the defined settlement of Clitheroe being located 120m to the east of Clitheroe Conservation Area. The area is predominantly residential (terraced development) with a public car park immediately adjoining to the south.

The development granted planning permission by 3/2019/0886 is close to completion (not shown on 3/2021/0856 ‘Existing’ plans).

	Proposed Development for which consent is sought:
Planning permission is sought for a rear (Holden Street) roofslope dormer extension to provide two bedrooms and a Shower in the attic. The dormer is the full height and almost the full width of the roof slope and has three window openings.

Planning permission is also sought for removal of existing rear conservatory and construction of a (almost) full width single storey extension (Living Room).

Materials are stone to match existing, dormer wall cheeks of grey composite cladding and grey roof tiles to match existing. 

	Visual Amenity:
The rear elevation faces Taylor Street and is considered to be a principle and prominent elevation (particularly the roof).

The proposed roof dormer is large and dominates the roofslope of the property and terrace (which is unbalanced as a result). It is an incongruous and conspicuous feature in the streetscene/townscape which is characterised by long unbroken rooflines (including the Mansard roof terrace on Bright Street; No.2 Holden Street has rear dormers which have a detrimental impact on the streetscene).

The proposed dormer extension is harmful to the character and appearance of the streetscene/townscape and is contrary to Policy DMG1 and DMH5 of the Ribble Valley Core Strategy.

	Residential Amenity:
The proposed single-storey extension to the south-east includes an increase in height to walling along the boundary with the contiguous No.4 River Lea Gardens (the existing conservatory roof is hipped away from the neighbouring property). This results in harmful overshadowing (to the closely adjoining ground floor 2-light window; the ground floor space is also lit by a 2-light patio door) and overbearing impacts to the amenities of No.4 River Lea Gardens. This is contrary to Policy DMG1 and DMH5 of the Ribble Valley Core Strategy.

	Highways:
LCC Highways objected to 3/2019/0886 because of a requirement for 3 off-street parking spaces (to discourage on-street parking and ensure the adjacent turning head can accomodate vehicular movements). RVBC considered that because of free adjacent evening car parking and the proximity of the town centre and sustainable transport options, there was no undue impact on highway safety. Furthermore, concerns relating to the turning head were largely speculative.

LCC Highways identify the following new issues:
the previous scheme increased the number of bedrooms from three to four, with two off-road parking spaces proposed at the front of the dwelling, although one of these would have been partly over the adopted footway. The current scheme proposes an increase in the number of bedrooms from three to six, with no off-road parking proposed. Previously the area at the front of the dwelling was converted to off-road parking, with no space for the storage of refuse bins. Under the current application there would be space within the curtilage at the front of the dwelling to store refuse bins.

The current proposal removes off-road parking and therefore increases the likelihood of vehicles parking in the turning head and severely restricting the ability of vehicles, including larger ones such as delivery or refuse vehicles, to manoeuvre safely and be able to enter and leave the cul-de-sac in forward gear. In addition, vehicles parked in the turning head would encroach into the manoeuvring area for vehicles going to and from the off-road parking areas for the neighbouring properties.

It is recommended that planning permission be refused because of the detrimental impact of development to highway safety arising from the removal of off-road parking and the detrimental impact on vehicle manoeuvring. This is contrary to Policy DMG1 and DMH5 of the Ribble Valley Core Strategy.

	Flooding:
The submitted Flood Risk Assessment “demonstrates that the proposal will be safe, in terms of flood risk, for its design life and will not increase the flood risk elsewhere”.

Other matters:
RVBC Engineering make no comment in respect to refuse collection. However, the extension extends to the car park wall and is a party wall – concern at any external pipes that would protrude onto the car park.
This is a land ownership issue which is not to be considered in the determination of this planning application.

	Observations/Consideration of Matters Raised/Conclusion:
Therefore, in consideration to Policy DMG1 and DMH5 of the Ribble Valley Core Strategy and NPPF, it is recommended that planning permission be refused.


	RECOMMENDATION:
	That planning permission be refused for the following reasons:

The proposed dormer extension is unduly prominent, incongruous and conspicuous and harmful to the character and appearance of the streetscene and townscape. This is contrary to Policy DMG1 and DMH5 of the Ribble Valley Core Strategy.

The proposed rear extension results in harmful overshadowing and overbearing impacts to the amenities of No.4 River Lea Gardens. This is contrary to Policy DMG1 and DMH5 of the Ribble Valley Core Strategy.

The proposed development has a detrimental impact to highway safety because of the loss and insufficient provision of off-road parking. This is contrary to Policy DMG1 and DMH5 of the Ribble Valley Core Strategy.
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