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	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Proposed single storey extension with sloping roof to the side of the house.

	Site Address/Location:
	29 Bright Street Clitheroe BB7 1NW

		

	CONSULTATIONS: 
	Parish/Town Council

	No objections raised.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections raised in respect of the proposal subject to the imposition of conditions.

	CONSULTATIONS: 
	Additional Representations.

	No representations received in respect of the application.

	

	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 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 an existing semi-detached two-storey dwelling fronting Bright Street, Clitheroe, being located on the northern side of Bright Street.  The proposal site is located within the defined settlement limits of Clitheroe, the area is predominantly residential in character being largely typified by dwellings in a semi-detached configuration, the majority of which are of a similar appearance and elevational language to that of the application property.


	Proposed Development for which consent is sought:

The submitted details seek consent for the erection of a single-storey side extension on the eastern elevation of the existing dwelling.  It is proposed that the extension will project sideward by approximately 3m with an overall length of 13m, being located directly adjacent the shared neighbouring boundary with number 31 Bright Street.

The proposed extension will benefit from a mono-pitch roof, the slope of which is orientated away from the side elevation of the dwelling, after which and towards the rear, will interface with and incorporate an existing single storey rear extension forming a gabled roof arrangement.  The extension will measure 2.5m at eaves and 3.7 at apex.


	Impact Upon Residential Amenity:

Given the proposal is located within close proximity to an adjacent shared neighbouring residential boundary, consideration must be given in respect for the potential for the proposal to result in detrimental impacts upon existing residential amenities.

In respect of the above, the extents of the sideward elevation directly adjacent to the shared boundary will be that of 13m, in this receipt the extent of built-form that will read and experienced by the occupiers of the neighbouring affected property will be significantly excessive and result in a significant overbearing impact upon the side and rear garden area of the affected property.

In this respect it is considered that the proposed extension is in direct conflict with Policy DMG1 of the Ribble Valley Core Strategy insofar that the proposal will be of detriment to neighbouring residential amenities by virtue of a significant unsympathetic dominating and overbearing impact.


	Visual Amenity/External Appearance:

The proposed side extension will benefit from a high level of visibility upon approach from the public realm from Bright Street, however, when viewed directly from the public realm the majority of the proportion of the extension that will be visible will be that of the front elevation and a partial view of the side (east) elevation.  

It is noted that the extension fails to benefit from an adequate setback from the primary elevation of the dwelling that would normally be secured to ensure the development embodies an element of visual subservience and is visually reflective of being that of an ‘addition’.  However, in isolation it is not considered that this would warrant the refusal to grant planning permission on these grounds.


	Landscape/Ecology:

No implications resultant from the proposal.


	Highways /Parking:

Notwithstanding the plans indicating two off-road parking spaces would be retained, in reality there would only be enough room for one off-road parking space at the front of the site. However in this case the likely resultant additional on-street parking would not unacceptably exacerbate existing parking problems in the immediate vicinity.


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for refusal insofar that the proposed extension will result in a detrimental overbearing impact upon the neighbouring adjacent residential dwelling to the east.


	RECOMMENDATION:
	That planning consent be refused for the following reason(s).

	
01:
	
The proposal, by virtue of the overall scale and extents of the proposed extension within close-proximity to the shared boundary to the east, will be of detriment to neighbouring residential amenities by virtue of a significant unsympathetic dominating and overbearing impact.  As such the proposal is considered to be in direct conflict with Policy DMG1 of the Ribble Valley Core Strategy.
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