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	Date Inspected:
	30/08/2022
	

	Officer:
	SH
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVAL

	

	Development Description:
	Proposed demolition of existing porch and construction of new porch and extension to existing garage. Resubmission of 3/2021/0717.

	Site Address/Location:
	11 Meadowlands, Clitheroe. BB7 2ND

	

	CONSULTATIONS: 
	Parish/Town Council

	 No comment received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Cadent Gas 
	Comment received on 25/07/2022 – No Objections subject to Informative.

	CONSULTATIONS: 
	Additional Representations.

	No comments 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


	Relevant Planning History:

3/1997/0142:
Residential development of 12 no. dwellings and associated infrastructure (Approved)

3/2010/0552:
Proposed two-storey side extension and single storey rear extension (Approved)

3/2011/0741:
Non-material amendment to planning consent 3/2010/0552P to reduce side extension to single-storey and keep existing garage as part of the overall single-storey side and rear extension (Refused)

3/2011/0921:
Application for a lawful development certificate for proposed single storey rear extension and conversion of existing garage (Approved)

3/2021/0717:
Proposed demolition of existing porch and construction of new porch with new canopy. (Approved)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached property in Clitheroe. The property consists of stone, concrete roof tiles and white UPVC doors and windows. The surrounding area is residential and is characterised by numerous detached dwellings. The site itself is not situated on any designated land. 


	Proposed Development for which consent is sought:

Consent is sought for an extension to the property’s existing front porch and an extension to the existing garage.


	Residential Amenity:

The proposed porch would incorporate a door and a window on its front elevation in an identical manner to the property’s existing porch therefore it is not considered that the proposal would compromise existing privacy levels.

The extended porch would be sited approximately 10 metres away from the nearest adjacent neighbouring properties of No. 10 and 12 Meadowlands and as such would not lead to any overshadowing for the residents of these properties. The extension to the existing garage would increase the footprint of the property by approximately 3m in length and 2.3m in width and will be considered a modest addition to the dwelling. The extension will not feature any additional windows or doors than the existing garage doors and as such would not be considered to create any new opportunities for overlooking, loss of privacy or overshadowing on the neighbouring property of No.12 Meadowlands. 


	Visual Amenity:

The extended porch and the garage extension will have a matching eaves height of 2.3m and will have a maximum height of approximately 3.5m making it wholly subservient to the main property in terms of height. The extended porch would comprise a relatively small footprint in as much that it would have an outwards projection of 2 metres and retain the width of the existing porch.

The porch and garage extension would be visible within the public realm and in many respects extensions to the front of the main property may not always be an appropriate addition to a dwelling due to their increased visual impact. However, in this case the proposed works would be relatively modest in size and would integrate effectively with the front elevations of properties within the immediate vicinity, many of which feature pitched roof porch extensions and similar garage extensions. As such, it is not considered that the proposal would have any adverse impact upon visual amenity. 

In addition to this, the porch and garage extensions will be constructed from concrete roof tiles, bradstone and white UPVC doors and windows, all of which would match the external features of the existing porch and main property. Accordingly, it is not considered that the proposed works would have any undue impact upon the visual amenities of the area.


	Landscape/Ecology: 

A bat survey carried out at the proposal site on 20/7/21 found no evidence of any bat related activity.


	Highways: 

Lancashire County Council Highways have not been consulted on the proposal however given that the proposed works would not affect the property’s existing parking arrangement it is not considered that the proposal would 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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