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	Date Inspected:
	15/03/2021
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed front, side and rear extension 

	Site Address/Location:
	27 Abbey Fields, Whalley, BBY7 9RS

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received in consultation period

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways
	

	No objections but recommended a condition. 

	CONSULTATIONS: 
	Additional Representations.

	Two letters of representation have been received from the one address.

The first letter was objecting to the development due to concerns regarding loss of light, loss of privacy and overbearing impact on the extension.

The second letter was received with regards to the amended plans having no objection to the development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations
Policy DMG5 – Residential and curtilage extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

None relevant

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached dwelling located within Whalley. The application site benefits from a driveway to the front and an attached garage with a private garden area to the rear.


	Proposed Development for which consent is sought:

Consent is sought to remove the existing attached garage to the east of the dwelling and erect an extension to the front, side, and rear of the dwelling. The extension relates to the east of the dwelling. The extension to the front of the dwelling will project forwards of the dwelling by 2m measuring 7.8m in width connecting to the side extension. The side extension will have a side ward projection of 2.9m extending the full depth of the dwelling house and beyond the rear wall measuring 11.1m in length. The front and side extension will have a hipped roof measuring 2.2m at the eaves and 4.2m at the ridge. To the front of the side extension, it is proposed to erect an entrance canopy that will have a pitch roof. The canopy will project forwards of the side extension by 900mm measuring 2.9m in width. The eaves and ridge height will be 2.3m and 3.1m respectively. The extension to the rear will measure 4m in width and will form a rear facing gable. The eaves will measure at 2.4m at ridge at 3.5m. To the side elevation of the extension a high-level window is proposed to serve the entrance porch. 

	Impact Upon Residential Amenity:

Due to the development relating to the east of the property the only neighbour that has the potential to be affected by the development is the neighbour to the east no 29 Abbey Fields. This neighbour also benefits from an attached garage. To the rear of this garage a conservatory has been erected. This neighbour has a second conservatory on the rear of the dwelling that is set further away from the boundary. The development originally proposed to have the side extension form an east facing gable and it was considered that this would have an overbearing impact on the neighbour when compared to the existing situation. The neighbour also had concerns that the high-level window would result in the loss of privacy to the rear garden of no 29. Subsequently it was requested that the roof be hipped so that the eaves height of the extension would remain the same as the existing garage and the ridge would fall away from the neighbouring boundary. The high-level windows were requested to be obscurely glazed or removed. The neighbour at no 29 stressed within his comments that he would like them removing. The applicant’s agent subsequently submitted amended plans with the amendments requested. As such the development is considered to share an acceptable relationship with this neighbour. 

	Visual Amenity/External Appearance:

The proposed works to the property will be visible on approach from the highway. The proposed works have been designed so that the development will remain subservient to the main dwelling with it being set down from the ridge of the main dwelling by 200mm. The development will be constructed in materials to match the main dwelling ensuring that the development will remain in keeping with the application property and those in the immediate vicinity of the application site. 



	Highways:

The application property is a two bedroomed dwelling. The development would result in the loss of the garage parking space, but the plans propose to create a second parking space within the front garden area. LCC highways have no objection to the development but have recommended a condition requiring that the development should not be brought into use before the parking space to be created is complete.

	Other Matters:
A protected species survey has been submitted (date22.02.21) which found no evidence of bats using the property, and therefore the proposal is unlikely to affect bats or their roosts.


	Observations/Consideration of Matters Raised/Conclusion:

It is 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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