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	Date Inspected:
	12/10/2021
	

	Officer:
	SH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed single storey rear extension, entrance porch and associated internal alterations. Resubmission of 3/2021/0557 

	Site Address/Location:
	2a Ribble Prospect, Clitheroe, BB7 2FE 

		

	CONSULTATIONS: 
	Parish/Town Council

	Comment received 19/10/2021 – No objections

	

	Consultations 
	Highways/Water Authority/Other Bodies

	N/A
	

	Consultations 
	Additional Representations.

	No comments received

	

	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: 

3/2021/0557:
Proposed single storey rear extension and extension of entrance porch. (Approved)


	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application concerns a detached dwelling located on the South-West region of Clitheroe. The property benefits from a pitched roof garage to the North of the curtilage, with an access point off the Eastern perimeter, and a private garden is located to the rear of the property. 

The application has immediate neighbouring properties located to the West and to the North, and the South of the property outlooks onto green space, situated 210 metres away from the River Ribble.


	Proposed Development for which consent is sought:

Consent is sought for the erection of a single storey extension to the rear of the dwelling, which projects off the rear of the Living Room by approximately 5m, with a width of approximately 4m. The extension will have a lean-to roof measuring 2.4m at the eaves, and 3.6m at the highest point. The kitchen/dining space proposes to feature bi-fold doors leading to the land that lies to the right of the proposed extension, which will be covered by a glazed canopy measuring 2.5m from the rear wall and approximately 5m in width. The extension will be constructed using stonework with a concrete tile roof to match the main dwelling. 

The previous application 3/2021/0557 sought consent for a single storey ‘L’ shaped extension, measuring the length of the existing rear elevation at 9m. Planning permission for this development was approved, subject to planning conditions. However, the new proposal features a glazed canopy space to replace a section of the rear extension within the original proposed footprint, leading off the existing Kitchen/Dining space. 

Consent is also sought for the extension of the existing porch to the front of the property on the south elevation and erect a pitch roof over. The porch will extend from the elevation by approximately a further 2m but does not propose to increase the current width. The new pitch roof will increase the maximum height of the porch to approximately 3.5m, with the eaves measuring at 2.3m. The porch will be faced with a mix of render and stone to match the main dwelling with grey Cedral Weatherboard proposed to front above window cill level.  
 

	Impact Upon Residential Amenity:

The neighbour to the North of the site is situated approximately 10m from the rear wall of the proposed extension, however the detached garage associated with the application property aids in screening the extension from the neighbour’s side elevation. The wall of No.17 Croal Road that faces the new proposed extension also doesn’t have any windows, and therefore the new extension will not provide any new opportunities for overlooking or daylight restriction to this neighbouring property. 

The neighbour to the west of the dwelling is No.2B Ribble Prospect. This property’s rear elevation extends further than the application property currently, and hence the proposed extension will only project 900mm beyond the rear wall of this neighbour. As a result, there will be minimal impact on this property in terms of loss of light and overbearing impact. The existing dwelling also benefits from a high boundary fence between properties 2A and 2B that will conceal much of the new extension and glazed canopy, limiting loss of privacy on this neighbour.  

The remaining properties that surround property 2A are not considered to be negatively impacted by the proposed rear extension and glass canopy due to the separation distances between the properties, leading to no impact on loss of light, overbearing impact or limiting privacy levels. 

The proposed extension to the porch would have minimal impact on the neighbours due to the separation distances between the dwelling and the closest neighbour, No.2B Ribble Prospect.


	Visual Amenity/External Appearance:

Ribble Valley Core Strategy Policy DMG1 states that “development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature”. Furthermore, emphasis is placed on visual appearance and the relationship to surroundings.  

The proposed extension and glazed canopy to the rear of the property will be single storey and have a maximum height of 3.6m. Due to the positioning of the dwelling on a corner plot, the South elevation, East elevation and North elevation can all be visible from the adjacent highways. Due to the measurements of the extension and canopy, and the curtilage boundary on the east of the site having a 2m stone wall it means that only the roof of the extension and top of the canopy would be visible. 

The extension and canopy will not extend further sideward than the existing wall of the dwelling and would only project the rear wall by approximately 2m. This means that the proposals will be subservient to the main dwelling. The proposed building materials for the extension would match those found on the main dwelling, and the glazed canopy will complement the current external appearance. As such, the development will remain subservient to the existing property. 

The new proposal for the porch is also considered to remain subservient to the main dwelling despite the increase in footprint. The porch will be faced with a mix of stone, render and grey Cedral cladding. Even though the use of Cedral cladding would introduce a material not currently found on the application property, the minimal use of the material suggests that the material would not harm the character of the area or application property. 
 

	Observations/Consideration of Matters Raised/Conclusion:

The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an adverse visual impact. With all the above taken into consideration it is recommended accordingly.


	RECOMMENDATION:
	That planning consent be granted.



image1.jpeg
&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk




