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	Date Inspected:
	01/03/2022
	

	Officer:
	SH
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVAL

	

	Development Description:
	Proposed single storey rear and partial side extension with a new entrance to the rear leading to a proposed boot room and open plan family space. 

	Site Address/Location:
	19 Dorset Drive, Clitheroe, Lancashire, BB7 2BQ

	

	CONSULTATIONS: 
	Parish/Town Council

	Comment received 22/03/2022 – No Objections

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A

	

	CONSULTATIONS: 
	Additional Representations.

	 No comments have been received. 


	

	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 

National Planning Policy Framework (NPPF)


	Relevant Planning History:

No Relevant Planning History.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached dwelling located off Dorset Drive, situated within the settlement boundary of Clitheroe. The property consists of a mixture of natural stone, with concrete roof tiles and white UPVC door and window details. The surrounding area is predominantly residential, with green space being situated to the North-West of the residential curtilage of the application property, providing a barrier between Dorset Drive and the railway line. The site itself does not fall on any designated land.


	Proposed Development for which consent is sought:

Consent is sought for the demolition of an existing conservatory, and the construction of a lean-to extension situated to the rear of the dwelling, along with a partial side extension in order to accommodate a new porchway. It will project approximately 4m from the North-Western elevation and will span around 9.5m in total. The extension will feature a lean-to roof, measuring approximately 3.6m with an eaves height of around 2.5m from ground level respectively. The materials will include K-rendered walls, with concrete roof tiles, aluminium powder coated double glazing and oak details on the partial 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 application property in question lies to the North-West of Dorset Drive, with the proposal extending off the North-western elevation. The extension will sit on the foundations of the existing conservatory and will extend around 1.5m from the side elevation to provide an external covered porch, an external covered wood store, and boot room. As there are no neighbouring properties situated at the rear of the property, the dwellings considered most likely to be affected by the extension will be No.17 and No.21 Dorset Drive. 

No.17 sits relatively closely to the South-West of the application property, with a high boundary hedge separating the two property’s residential curtilages. As the proposal will be sited in a similar position as to the existing conservatory, and due to the boundary treatments, the proposal will not result in any new opportunity for loss of privacy, loss of natural light or outlook as a result of the proposed works.  No.21 is located to the North-East of the property and is situated around 13m away from the extension. Detached garages and a high fence are situated between the properties, and as such the development will be screened by the boundary treatment. The separation distance, boundary treatment and absence of windows on the South-Western elevation mean that the development would not have a detrimental impact on the neighbouring property with regard to residential amenity as a result.  


	Visual Amenity:

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 will feature a lean-to roof design, adjoining to the rear of the property at a maximum height of approximately 3.6m, and an eaves height of 2.5m from ground level respectively. This will make it wholly subservient to the main property in terms of height, and as such will result in a non-dominant feature. With the majority of the development being sited at the rear, and the application site benefiting from having boundary treatments around the perimeter of the residential curtilage, the majority of the single storey extension will therefore be screened from view of the public realm. The proposed side infill extension will expand approximately 1.5m from the side elevation at the rear, and will feature an oak frame and boarding, along with part of the roof section featuring high level feature glazing. This element of the proposal would be visible from the highway, and despite the introduction of new materials not currently found on the property, the proposed design would not be considered to be incoherent with the surrounding landscape, and is therefore acceptable. As such, it is not considered that the proposal would have any undue impact upon the visual amenities of the host dwelling or the local area.


	Landscape/Ecology:

A bat survey was completed on 27/01/2022 and found that the interior of the conservatory did not provide any habitat potential for bats. As a result, the removal of this structure will not impact on any local bat population, nor does it constitute the loss of any high value roost potential for bat species. 


	Highways:

Lancashire County Council Highways have not been consulted on the proposal however given that the proposed works will not affect the existing parking arrangement on site it is not considered that the proposal will have any undue impact upon highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

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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