	Report to be read in conjunction with the Decision Notice.

	Signed:
	Officer:
	SH
	Date:
	30/11/2022
	Manager:
	SK
	Date:
	1.12.22

	

	Application Ref:
	3/2022/0890
	[image: Graphical user interface, text, application

Description automatically generated]

	Date Inspected:
	23/11/2022
	

	Officer:
	SH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed conversion of garage space to office, rear single storey extension and alterations.

	Site Address/Location:
	38 Hawthorne Place, Clitheroe, BB7 2HU

		

	CONSULTATIONS: 
	Parish/Town Council

	Clitheroe Town Council: 
	Comment received on 18/10/2022 – No Objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	Comment received on 14/10/2022 – No Objections.

	

	CONSULTATIONS: 
	Additional Representations.

	No comments received.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport & Mobility

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2000/0656:
Erection of a conservatory. (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached two-storey property, situated within the settlement boundary of Clitheroe. The property consists of red brick to the elevations, with a glazed UPVC extension, concrete roof tiles and white UPVC window and door detailing. The surrounding area is residential, and the application property is not sited on any designated land. 


	Proposed Development for which consent is sought:

Consent is sought for the construction of an infill rear extension and the conversion of an integral garage at 38 Hawthorne Place. The extension will adjoin onto the existing conservatory at the rear of the property, measuring approximately 4.1m in length, with a width of 3m respectively. The proposed roofline will feature the same design as the existing family room space, with the development having a maximum height of 3.2m, and the eaves will fall to around 2.1m from ground level. Materials will include brick and white UPVC glazing to the elevations, with concrete roof tiles to match the existing. 


	Impact Upon Residential Amenity:

The proposed rear extension would be sited approximately 3m from the South-Western gable end of No.40 Hawthorne Place, and as the extension is sited to the South of this property, there may be some overshadowing experienced. The extension will not break the 45-degree line from any habitable windows on the neighbouring property, and the development will be a lean-to design with an eaves height of 2.1m from ground level. It can therefore be anticipated that the rear extension will not result in any loss of natural light or outlook for the adjacent neighbouring property. 

The extension will feature windows on the South-Eastern facing elevation, which will provide views into the applicant’s rear garden, in a similar situation as the existing conservatory. A new window is to be installed to provide light to the proposed Kitchen area, which will face directly onto the gable wall of the neighbouring property. However as there is an existing fence along the boundary, this will limit any overlooking anticipated as a result. 

The converted garage will involve the existing opening to be blocked up to cill height, and the installation of a UPVC window to the front elevation. This will provide views into the public realm, and accordingly it is not considered that the works proposed would be harmful to the amenity of any neighbouring residents.
 

	Visual Amenity:

The proposed rear extension would comprise a modest footprint, with the eaves and roof pitches extending off the existing rear conservatory, set well below the eaves and roof pitch of the main dwelling. As a result, the proposal will be read as an entirely subservient addition to the host property. The proposed extension will not be visible from the public realm, and therefore the extension would not be considered an incongruous feature with regard to the surrounding built environment. Materials proposed will match those currently found on the property, and on surveying the street scene, examples can be found whereby integral garages have been converted into habitable spaces. As such, it is not considered that the proposal would be harmful to the character of the host property or visual amenities of the area.
 

	Ecology:

No ecological constraints were identified in relation to this proposal. 


	Highways:

Lancashire County Council acting as the Local Highway Authority does not raise an objection regarding the proposed development and are of the opinion that the proposed development will not have a significant impact on highway safety, capacity or amenity in the immediate vicinity of the site.


	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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