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	03/03/2023
	Site Notice:
	N/A
	

	Officer:
	EP
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed demolition of existing garage and conservatory. Erection of two storey side extension and single storey rear extension. 

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

		

	CONSULTATIONS: 
	Parish/Town Council

	No objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections subject to conditions. 

	

	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 DME1 – Protecting Trees & Woodland
Policy DME2 – Landscape & Townscape Protection

National Planning Policy Framework (NPPF)


	Relevant Planning History:

No relevant planning history. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The proposal relates to a semi-detached dwelling within the defined settlement boundary of Clitheroe. The application property itself is not located on any designated land. The surrounding area is predominantly residential by nature and is comprised of numerous other semi-detached and detached dwellings. 
 

	Proposed Development for which consent is sought:

Consent is sought for the demolition of the existing garage and conservatory and the erection of a two-storey side extension and single storey rear extension. The proposed extensions will accommodate an attached integral garage, utility room, extended kitchen/dining area and downstairs w.c to the ground floor, and a home office and ensuite bathroom to the first floor. 


	Impact Upon Residential Amenity:

The proposed single storey element of the extension is sited at the rear of the dwelling to the North-East elevation. The existing dwelling comprises a conservatory extension that adjoins a similar extension on the neighbouring dwelling, No.21 Green Drive. The proposed single storey extension will fall in line with the rewards projection of the existing conservatory, approximately 2.7m from the existing rear elevation, for the greater part of the build. There is a 3.6m wide section in the proposed single storey extension, that projects an additional 1.5m rearwards. There are no windows featured in this section to the North-West elevation, as such no loss of privacy is expected as a result for the neighbouring dwelling No.21. Given that the overall rearwards projection is modest, particularly in relation to the existing extension, no loss of light is expected either. The South-East elevation of the single storey extension features a pane of floor to ceiling glazing facing the neighbouring dwelling No.25 Green Drive. The existing conservatory at the host dwelling features similar glazing, as such it is not considered that there are any new opportunities for overlooking as a result.

The two storey element of the proposal is sited at the South East elevation, where the neighbouring property No.25 Green Drive is located. The proposal seeks to demolish the existing garage, which is currently sited on the shared boundary with No.25. The proposed two storey extension would be set inwards of the shared boundary by 1m. The proposed two storey element is to be set inwards of both the existing rear and principal elevations and is set well below the existing roofline. As such, it is not considered that there will be any overbearing impact on No.25 nor any significant loss of light, particularly taking into consideration the window openings on the neighbouring elevation are either non habitable or form smaller secondary windows. There is one window opening in the side elevation of the proposal facing No.25, it is to be obscure glazed and is sited at a non-habitable room, therefore no loss of privacy is expected as result of the proposal. 


	Visual Amenity/External Appearance:

The proposed rear single storey extension is sited well out of the public realm and as such will not have any adverse impact on the visual amenities of the area. The two-storey side extension is readily visible, however given that there are varying styles of properties and extensions in the existing street scene, it is not considered it will have any undue impact. The proposed materials are in keeping with the existing dwelling and properties in the vicinity, as such it is considered it will integrate sufficiently into the streetscape. In addition to this, the proposed two storey extension is set back of the principal elevation and the roof line is significantly lower than the existing roof pitch, eliminating any risk of a terracing effect. Therefore, it is concluded that the proposal will not have any undue negative impact on the visual amenities of the area.


	Highways and Parking:

LCC Highways raise no objections to the proposal in as much that it is not expected to have any undue impact of highway safety, capacity, or amenity subject to outlined conditions. 


	Landscape/Ecology:

The preliminary bat roost assessment was conducted on the 25/08/2022 which found no evidence of bats at the property and concluded that the potential for roosting was low. As such, no further mitigation is required, however given that the dwelling is located close to good foraging habitat, it has been recommended that bat slates are incorporated into the S.E pitch of the new roof in order to try and boost roosting potential in the area. 


	Observations/Consideration of Matters Raised/Conclusion:

Whilst the proposal comprises a significant footprint, it is not considered overbearing in nature in relation to the host dwelling, as such it will not cause any harm to the visual amenities of the area. In addition to this, the proposal would not adversely impact upon neighbouring dwellings in respect of loss of light or privacy.  As such and for the above reasons, having regard to all material considerations and matters raised, the application is recommended for approval.


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