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	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	Refusal

	

	Development Description:
	Proposed two storey rear extension and replacement detached garage to the rear of the existing private dwelling,


	Site Address/Location:
	112 Pimlico Road Clitheroe BB7 4PT

	

	CONSULTATIONS: 
	Parish/Town Council

	No objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection.

Health and Safety Executive:
Does not advise, on safety grounds, against the granting of planning permission.


	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES:

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

NPPF
NPPG


	Relevant Planning History:
N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The application relates to an early-mid C20 semi-detached house within a development of similar period on the edge of but within the defined settlement of Clitheroe. The housing development is bounded on two sides by railways. The property faces an industrial complex to the west of Pimlico Road. A footpath between Pimlico Road and Moorland Avenue adjoins No. 110 Pimlico Road providing views of the rear of No. 112 Pimlico Road. A Prunus tree (not of good form and of little amenity value) adjoins the existing garage.

	Proposed Development for which consent is sought:
Planning permission is sought for a first-floor flat-roofed extension above the existing full-width (and 3.32m deep) extension and replacement of the garage towards the rear of the property (and at the boundary with No. 114) with a wider and deeper (3.6m x c.7.6m) garage/store. Materials to match existing (red facing brick/pebble-dashed render; brown concrete tiles; white UPVC windows and doors).

	Impact upon the character and appearance of the streetscene/townscape:
The proposed rear first floor extension is very prominent in views from the public footpath between Pimlico Road and Moorland Avenue. Its flat-roofed form is incongruous and conspicuous (similar extensions in the vicinity have incorporated catslide or double-pitch roofs echoing the existing roof form of the host properties; the existing single-storey roof is hipped). Core Strategy Policy DMG1 requires that new development be sympathetic to existing land uses in respect to style and be of a high standard of building design which considers the Building in Context Principles (from the CABE/English Heritage Building in Context Toolkit. Principle 4 is most relevant (A successful project will sit happily in the pattern of existing development and the routes through and around it). Policy DMH5 requires that proposals to extend or alter existing residential properties must accord with Policy DMG1.

	Residential Amenity:
The rear extension will result in a two-storey 3.32m deep wall immediately adjoining main ground (which projects in a bay) and first floor windows at No. 110. Whilst the sun’s path limits overshadowing, this wall has a harmful overbearing impact on residential amenities.   Core Strategy Policy DMG1 requires that new development be sympathetic to existing land uses in respect to its size, intensity and scale. Policy DMH5 requires that proposals to extend or alter existing residential properties must accord with Policy DMG1.

	Ecology:
No information on bats submitted with application.


	Highways:
The comments of LCC Highways suggest an acceptable development in this respect.

	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 rear first floor 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 overbearing impacts to the amenities of No.110 Pimlico Road. This is contrary to Policy DMG1 and DMH5 of the Ribble Valley Core Strategy.
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