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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed two storey side and rear extension over existing garage and internal remodelling.

	Site Address/Location:
	22 Green Drive Clitheroe BB7 2BB

		

	CONSULTATIONS: 
	Parish/Town Council

	No objections raised in respect of the proposal.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections raised in respect of the proposal.

	CONSULTATIONS: 
	Additional Representations.

	One letter of representation has been received objecting on the following grounds:

· Loss of light
· Loss of privacy


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations
Policy DMG3 – Transport & Mobility
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

No recent planning history directly relevant to the determination of the current application.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a two-storey detached residential property fronting Green Drive, Clitheroe.  The building is located within the defined settlement limits of Clitheroe being in an area that is devoid of special designations or planning controls.

The immediate area is predominantly residential in nature, the character of which is largely defined by two storey dwellings of varying appearance with a limited materials palette consisting largely of red-brick and white render.  The site is bounded to the south-west by playing fields associated with Clitheroe Royal Grammar School.


	Proposed Development for which consent is sought:

The application seeks consent for the erection of a first-floor side and rear extension above and existing side garage and associated rear extension.  The submitted details propose that the be partially facing in brick to match the existing dwelling on the front elevation, with the remainder of the proposal being faced in render


	Impact Upon Residential Amenity:

Due to the proximity of adjacent neighbouring residential dwellings consideration must be given in respect of the potential for the proposal to have undue impact upon the residential amenities of nearby residual occupiers.

The proposal seeks consent for the erection of a first-floor side extension on the north-west elevation of the dwelling bringing built-form, at first floor closer to the adjacent neighbouring property (Number 20) than that of the current arrangement.  The submitted details propose that the resultant interface between both the existing and proposed side elevations will be approximately 2.7m.  Number 20 benefits from a number of windows on the south-east facing elevation that will have a direct facing relationship with the proposed side extension.  However, these are secondary windows serving habitable rooms and not primary in nature, as such the habitable rooms serves by the windows will not benefit from a loss of light to a degree that would warrant the refusal to grant planning permission.

It is noted that the submitted details propose a window at first floor (bedroom) on the side-elevation of the extension, however given the details indicate that this window will be obscure glazed, it is not considered that it will result in any detrimental impacts upon existing residential amenity by virtue of direct overlooking.

In respect of the rear extension at first floor, the submitted site plan indicates that the rearward projection of the first-floor extension will not extend past a 45-degree line drawn from the near edge of the rear windows on number 20.   As such and taking account of the solar orientation of the property, it is not considered that this element of the proposal will result in any undue impacts upon the occupiers of number 20 by virtue of a loss of light to habitable room windows, nor a significant loss of light to the private garden area associated with the property.

The submitted details originally proposed a partially enclosed balcony area at first floor which afforded direct views southward into the private residential garden area of number 24.  However, amended details have been received that enclose the balcony on the south-facing elevation and as such the outwards aspect from the balcony is now solely restricted to that out a south-westerly aspect across the adjacent school playing fields.

Taking into account the above matters it is not considered that the proposal will result in any significant measurable undue impacts upon nearby residential amenity.


	Visual Amenity/External Appearance:

The proposed side extension, when viewed from Green Drive will be read as being sympathetic to the existing dwelling, acting as a continuation of the existing primary elevation.  The existing projecting from porch and garage at ground floor provides sufficient visual relief that visually breaks down the resultant overall built-form to a degree that does not necessitate the extension to be set-back.  The rear element of the proposed extension will be constructed largely atop the existing ground floor extension, benefitting from a hipped roof to lessen its visual dominance.  The proposed works benefit from a fenestrational arrangement that responds positively to the ordering and proportioning found on the existing dwelling.

As such and taking account of the above it is not considered that the proposal will result in any undue impacts upon the character or visual amenities of the area.


	Landscape/Ecology:

The application has been accompanied by a Preliminary Bat Roost Assessment which concludes that there is no evidence of the building having been utilised by roosting bats and that the building offers negligible potential for future roosting of bats.  As such, no mitigation is required to offset or mitigate impacts upon species of conservation concern resultant from the proposal.


	Observations/Consideration of Matters Raised/Conclusion:

As such and for the above reasons, having regard to all material considerations and matters raised, that the application is recommended for approval.


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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