Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/JS

	Application No: 
	3/2009/0991/P 

	Development Proposed:
	Two storey side extension at 18 King Street, Whalley

	CONSULTATIONS: Parish/Town Council

	Parish Council – Makes an observation (not an objection) that the proposed extension will impact on the structural integrity of the brook and may be the source of future flood problems.  



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Agency – Expressed concerns about the proximity of the extension to Whalley Mill Race and said that development in such close proximity to a watercourse is not considered to be good practice as it restricts access to the watercourse for future maintenance and/or repair, and can increase the loading on the retaining wall of the watercourse, increasing the risk of failure and collapse.   

However, as the Mill Race is an “Ordinary Watercourse” as opposed to a “Main River” and, as the responsibility for general maintenance and/or repair works for the watercourse and its banks/retaining wall rests with the riparian landowner, the Environment Agency confirmed that their letter did not represent a formal objection to the application.  



	CONSULTATIONS: Additional Representations.

	A letter has been received from nearby residents (who are also proprietors of a local business) who expressed concerns that the extension could exacerbate existing flooding problems in the area.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application relates to the northern end property of a two storey terrace on the east side of King Street, Whalley opposite the access road into Corn Mill Mews.  The northern boundary of the property curtilage adjoins Whalley Mill Race.  The property has a stone front elevation with rendered side and rear elevations and a natural slate roof.  

Permission is sought for a two storey side extension that would be set back 4.5m from the front elevation and would project 2m beyond the rear elevation.  It would have a pitched natural slate roof, a stone front elevation and rendered side and rear elevations all to match the existing building.  The windows would have stone surrounds also to match the existing building.  

I consider the design, location (ie with a considerable set back) and external materials of the extension to be appropriate for both the building itself and the Conservation Area locality.  

There are no immediately adjoining properties to the north, and there are no windows proposed in south elevation of the extension that would project beyond the rear wall of the existing dwelling.  As such, I do not consider that the proposal would have any seriously detrimental effects upon the amenities or privacy of any nearby residents.  

Although expressing concerns, the Environment Agency has no objections to the application.  

Although no written observations have been received, the County Surveyor has informed the case officer that he has no objections to the application on highway safety grounds.  He considers the parking area for two cars that is to be retained in front of the extension to be appropriate and acceptable.

Overall, subject to an advisory note relating to the observations and requirements of the Environment Agency, I can see no objections to this application.  

	SUMMARY OF REASONS FOR APPROVAL:

	The proposed extension would have no seriously detrimental effects upon the appearance of the Conservation Area, the amenities of any nearby residents or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 3 FEB 2010














