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	Date Inspected:
	25/11/2021
	

	Officer:
	BT
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	Refusal

	

	Development Description:
	Proposed two storey extension to form garage with utility at ground floor and two bedrooms and en-suite facilities at first floor.

	Site Address/Location:
	2 Balmoral Avenue, Clitheroe. BB7 2QH

	

	CONSULTATIONS: 
	Parish/Town Council

	Clitheroe Town Council consulted on 17/11/21 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:

	

	

	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 planning history.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a semi-detached property in Clitheroe. The property consists of brick, stone, render, concrete roof tiles and UPVC doors and windows. The surrounding area is residential comprising numerous semi-detached two storey dwellings.


	Proposed Development for which consent is sought:

Consent is sought for the construction of a two storey side extension. 

	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 windows proposed for the extension would be sited in a similar position to the property’s existing front and rear ground and first floor windows and as such would not provide any new opportunities for overlooking.

The Southern side elevation of the extension would be sited close to the common boundary shared with No. 4 Balmoral Avenue however the extension would be sited to the North-east of No. 4 with its side elevation off-set to the side elevation of No. 4 which does not contain windows forming part of any habitable rooms. As such, it is not considered that the proposal would lead to any loss of natural light or outlook for any neighbouring residents.


	Visual Amenity:

No. 2 Balmoral occupies a corner plot within the surrounding pattern of development with its Southern side elevation facing towards Balmoral Avenue and its front Eastern elevation facing towards the crossroads junction between Balmoral, Conway and Windsor Avenue. As such, the property’s front and side elevations command a high level of visual prominence within the existing pattern of housing by virtue of being clearly visible within the public realm. 

There are several existing two storey extensions on Balmoral and Windsor Avenue all of which appear subservient to their parent properties by virtue of being set well back and below the front elevations and roof lines of their host dwellings.

In contrast, the front elevation of the proposed two storey side extension would be closely aligned with the front elevation of the existing dwelling, being set back just 0.15 metres from the property’s principal elevation. Moreover, the extension would adjoin to the eaves and roof pitch of the property and incorporate a sidewards projection of 4.9 metres. As such, the extension would be equal to the existing dwelling in terms of height and almost equal to the existing property in terms of its width therefore the proposal would not read as a subservient addition to the main property. Accordingly, the proposed extension would be a highly visible addition to the existing property that would appear over dominant and largely incongruous within the immediate pattern of housing. 

Policy DMG1 of the Ribble Valley Core Strategy states that all development must ‘be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing and style’ and ‘not adversely affect the amenities of the surrounding area’ however given the scale, massing, design and public visibility of the proposal, it is considered that the proposed extension would be an over dominant and incongruous addition to the existing pattern of development that would be both harmful to the visual amenities of the area and contrary to the aims of the above policy.

	Landscape/Ecology: 

A bat survey carried out at the property on 2/11/21 found no evidence of any bat related activity.


	Highways: 

LCC Highways have reviewed the proposal and have no issues with the proposed works therefore it is not considered that the proposal would have any undue impact highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

The proposal does not raise any issues with regards 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 however it is considered that the extension would be an over dominant and incongruous addition to the existing pattern of development that would be of detriment to the visual amenities of the surrounding area.

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 refused for the following reason:

	01
	The proposal would result in the introduction of an over dominant and incongruous form of development that fails to respond positively to the inherent character of the immediate pattern of housing, being of detriment to the character and visual amenities of the area. As such the proposal is considered to be in direct conflict with Policies DMG1 and DMH5 of the Ribble Valley Core Strategy. 
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