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	Date Inspected:
	05/04/2023
	Site Notice:
	N/A
	

	Officer:
	EP
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed two storey side extension and alterations to existing car port to change into a garage. 

	Site Address/Location:
	55 Edisford Road Clitheroe BB7 3LA

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to conditions. 

	

	CONSULTATIONS: 
	Additional Representations.

	No comments received. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport & Mobility

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 detached dwelling within the defined settlement boundary of Clitheroe, the property itself is not on any designated land. The surrounding area is predominantly residential and the dwellings in the immediate vicinity resemble the application dwelling. 


	Proposed Development for which consent is sought:

The proposal seeks the erection of a two-storey side extension where the existing attached garage is sited. The existing car port will be replaced with a full garage. The two-storey side extension will project 4m from the side elevation and is 6.9m in depth. 


	Impact Upon Residential Amenity:

The proposed two-storey side extension is sited at the Eastern side of the dwelling where the neighbouring property No.53 Edisford Road is sited. No.53 benefits from an almost identical two-storey side extension that is sited approximately 1.5m from the shared boundary. The host dwelling currently benefits from an existing attached garage that measures 6.95m x 4m. The proposed two storey extension will adopt an almost identical footprint to said garage, with a slight reduction in depth to measure 6.3m. Given there is already an existing garage at the host dwelling and a virtually identical two-storey extension at No.53, it is not considered that there will be any significant loss of light or overbearing impact resultant of the proposal. The proposal consists of one window opening and one door to the East elevation, which is consistent with the existing side elevation, therefore there is no undue loss of privacy from this side. 

The proposed garage, which will replace the existing car port, is to be sited at the Western side of the dwelling where No.57 Edisford Road is positioned. The proposed garage will measure the exact same size as the existing car port, 4.69m x 6.8m. The proposed garage will run parallel to an existing two storey extension at No.57 as such no impact in regard to loss of light or overbearing impact is expected. Given that there are no windows at No.57 to this elevation, or windows on the proposal, there are no opportunities for overlooking or potential privacy loss. 
 

	Visual Amenity/External Appearance:

Both the proposed side extension and attached garage are readily visible from the public realm. However, given that the materials proposed are consistent with those found on the host dwelling, and properties in the vicinity, it is considered that the proposal would integrate sufficiently into the street scene. Both the proposed garage and side extension benefit from a substantial set back distance from the principal elevation, in addition to the roofline falling below that of the existing dwelling, as such allowing the proposal to take a subservient position to the host dwelling. It is therefore considered that there is no significant visual harm expected as a result. 


	Highways and Parking:

LCC highways were consulted in relation to the proposal, they raise no objection given that the proposal will not having any significant impact on highway safety or amenity, subject to conditions. 


	Landscape/Ecology:

An ecology report has been submitted with the application, conducted on 03/03/2023. It identified that there are no potential roost features at the dwelling, nor was any evidence of bats discovered, as such no further action is required in this respect. In regard to nesting birds, it is considered that there is high potential for birds to be nesting within the nesting vegetation during bird nesting season, as such relevant conditions have been imposed with the decision. 


	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 approval.


	RECOMMENDATION:
	

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