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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed demolition of existing conservatory and replacement with single-storey extension to rear.

	Site Address/Location:
	Upbrooks Farm Upbrooks Clitheroe BB7 1PL.

		

	CONSULTATIONS: 
	Parish/Town Council

	Clitheroe Town Council have raised no objection to the proposal.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The Local Highways Authority have raised no objection to the proposal requesting that should consent be granted that the following conditions be imposed:

· The garage hereby approved shall be kept freely available for the parking of cars, and shall not be converted or altered to form an additional room within the dwelling without the submission and grant of a planning permission for that purpose by the local planning authority. Reason: To allow for the effective use of the parking areas.

· The parking areas must be constructed of a bound porous material in order to ensure that satisfactory parking is provided before the proposal hereby permitted becomes operative.


	CONSULTATIONS: 
	Additional Representations.

	One letter of representation has been received raising concerns in respect of heavy traffic resultant from the proposal and subsequent potential highways damage during the construction period of the development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN3:	Sustainable Development and Climate Change
Key Statement DMI2:	Transport Considerations

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
Policy DME3:	Site and Species Protection and Conservation

National Planning Policy Framework (NPPF)


	Relevant Planning History:

No recent planning history directly relevant to the determination of the application.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to Upbrooks Farm, Upbrooks Clitheroe.  The property is a semi-detached two-storey residential dwelling located at the eastern extents of Upbrooks Clitheroe.  The dwelling is located to the south of and outside of the defined settlement limits of Clitheroe, being located on land that benefits from an Open Countryside designation.

The dwelling forms part of a small grouping of residential buildings that demarks the transition into an area that is typical rural in character being characterised by open agricultural land with shelter-belt and hedgerow planting.


	Proposed Development for which consent is sought:

The application seeks consent for the demolition of an existing conservatory and the erection of a replacement single-storey extension on the rear (east) elevation of the property.  It is proposed that the extension will benefit from a rearward projection of approximately 4m being approximately 8.8m in width.  The extension will be of a flat roofed appearance benefitting from a central roof-lantern window, the extension will be faced in render to match that on the existing building.

The application originally sought consent for the erection of a garage to replace the existing garage on site that is to be removed/demolished.   It was proposed that the replacement garage will be sited in the location of the current garage, being located to the southwest of the dwelling.  The garage would benefit from a footprint of 5.5m by 12.2m, measuring 3.1m at eaves and 3.34m at ridge.  With it being proposed that the lower portion of the garage will be constructed from natural random stone with the upper section and roof being faced in ‘Grey Upvc Coated Steel Sheeting’.

However, following officer concerns in respect of the incongruous scale and external appearance of the garage the applicant has elected to remove this element from the proposal.


	Impact Upon Residential Amenity:

Given the proposed extension will be in close proximity to existing neighbouring residential receptors, consideration must be given in respect of the potential for the extension to result in undue impacts on nearby affected residential amenities.  In this respect Policy DMG1 is engaged which seeks to protect against development which would result in detrimental impacts upon the residential amenities of nearby residential occupiers. 

The submitted site plan indicates that the proposed extension will benefit from a similar offset distance from the neighbouring shared boundary to the north of that of the existing conservatory, also benefitting from a rearward projection of 4m in-lieu of the current conservatory which projects 8.2m rearward.  In this respect the proposed extension will result in a lesser impact than that of the existing in terms of potential loss of light or overbearing impact.

As such, and taking account of the above matters, the proposal does not raise any significant direct conflicts with Policy DMG1 which seeks to ensure of adequate standards of residential amenity and protect against development(s) that would result in measurable detrimental impact(s) upon nearby existing residential amenities.


	Visual Amenity/External Appearance:

In respect of the proposed extension, consideration must be given in respect of the potential for the development to result in undue impacts upon the character or visual amenities of the area.  In this respect Policy DMG1 is primarily engaged insofar that the policy sets out general Development Management considerations, with the policy having a number of inherent criterion that are relevant to the assessment of the current proposal, which state:

In determining planning applications, all development must:

DESIGN

1. Be of a high standard of building design which considers the 8 building in context principles (from the CABE/English Heritage building on context toolkit.
2. Be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials.
3. Consider the density, layout and relationship between buildings, which is of major importance. particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities.

AMENITY

1. Not adversely affect the amenities of the surrounding area.
2. Provide adequate day lighting and privacy distances.

ENVIRONMENT

3. All development must protect and enhance heritage assets and their settings.

Given the proposals siting within the Defined Open Countryside, Policy DMG2 is also engaged insofar that the policy requires that ‘within the open countryside development will be required to be in keeping with the character of the landscape and acknowledge the special qualities of the area by virtue of its size, design use of materials, landscaping and siting’.

It is proposed that the extension will benefit from a rearward projection of approximately 4m being approximately 8.8m in width.  The extension will be of a flat roofed appearance benefitting from a central roof-lantern window, the extension will be faced in render to match that on the existing building, also benefiting from fenestrational detailing that responds positively to that found on the parent building.  In this respect the extension is considered to be of a scale and overall design that responds more positively to the inherent character of the dwelling than that of its existing counterpart.

As such, taking into account the proposed setback and sympathetic roof-form, it is not considered that the proposal will result in any direct conflict with the aims and objectives of Policy DMG1 which seeks to protect against development which would be of detriment to the character or visual amenities of the area, nor Policy DMG2 which seeks to ensure that development within the defined open countryside responds positively to the landscape character of the area.


	Highways and Parking:

The Local Highways Authority have raised no objection to the proposal subject to the imposition of conditions that limit the use of the garage to be solely for the purposes of parking motor-vehicle and that the ‘parking areas’ be constructed of a bound porous surface.

Following officer concerns in respect of the scale, design and siting of the garage and given its commercial scale, the applicant has elected to no longer seek consent for this element of the proposal.  As such the application solely relates to the single storey rear extension.

As such, the proposal raises no significant measurable conflict(s) with Key Statement DMI2 or Policy DMG3 which seek to ensure the continued safe operation of the highways network and to ensure adequate pedestrian infrastructure and vehicular parking provision is brought forward to accommodate development.


	Landscape/Ecology:

The remit of the application does not involve any works to an existing roof space nor eaves margin, as such there is no requirement for the proposal to be supported by a protected species survey.  Furthermore, the single storey extension does not result in any direct impacts upon existing hedgerow or tree of landscape amenity value.

As such and taking account of the above, the proposal does not raise any significant measurable conflict(s) with Policies DME1, DME2 nor DME3 of the Ribble Valley Core Strategy which seek to protect against adverse impacts upon habitat, biodiversity, ecology or protected species and species of conservation concern.


	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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