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	Development Description:
	Retention of unauthorised single storey rear and side extension and proposed alterations to existing outbuilding to form additional storage/playroom. 

	Site Address/Location:
	35 Clitheroe Road, Whalley, BB7 9AD 

	

	CONSULTATIONS: 
	Parish/Town Council

	Whalley Parish Council have concerns regarding flat roof design

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways
	No objections

	CONSULTATIONS: 
	Additional Representations.

	None received within Consultation Period

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

DMG1: General Considerations
DMH5: Residential and Curtilage Extensions 


	Relevant Planning History:

None relevant. 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Location:

The application site is a detached dwelling located within Whalley. The site is in no designated areas of interest. The property benefits from a driveway to the front with a private garden to the rear with a detached garage to the side. 

	Proposed Development for which consent is sought:

Consent is sought for the retention of an unauthorised single storey extension to the rear and single of the property. The extension to the rear has a maximum rearward projection of 5.7m and extends the full width of the dwelling. The side extension has a sideward projection of 3.45m and wraps around the corner of the dwelling measuring 7.6m in length. The extension will have a flat roof measuring 4m in height. A chimney is being installed on the south elevation taking the total height to approximately 5.49m.  The extension will be constructed with stone with sliding doors to the rear (west) elevation. Glazing is also proposed to the side (south) elevation. 

Consent is also sought for the retention of unauthorised works to the existing garage outbuilding. The works involved the  removal of the garage doors and installation of bi-folding doors, re-roofing in natural slate and the installation of 7no rooflights. 

	Residential Amenity:
 
The application property has neighbours to the north, south and west which all have the potential to be impacted by the development. The extension projects within close proximity of the shared boundary between the property to the north known as the Chestnut. However, when compared to the previous extension the unauthorised extension does not have any greater impact on this neighbour. Furthermore, as the footprint of the extension has not increased the neighbours to the south and west will not be impacted any more than the previous extension.

The proposed works to the outbuilding would not result in any additional built form along the boundaries of the closest neighbours, no 33 Clitheroe Road and no 29 Hayhurst Close. The installation of Velux roof lights to the front and rear roof slope would not allow overlooking due to the eaves measuring at 2.45m in height. The bi-folding doors overlook the applicants own garden area. 

	Visual Amenity:
Policy DMG1 of the Core Strategy states that all development must be of a high standard of building design, 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.

The extension is sited on a very similar footprint to the previously approved extension, remains single storey and has been constructed in materials matching the main dwelling. Therefore, it is considered that the extension remains subservient to the main dwelling. The Parish Council have raised concerns with the regards to flat roof design of the extension. It is accepted that the extension is modern in its design compared to the main dwelling however it is not considered that the flat roof design is harmful to the character of the property. 

The works to the outbuilding are not considered to harm the character of the building or visual amenity of the area as the materials used are in keeping with the previous building and the building is well contained within the garden area of the property. 


	Highways:

The highways engineer has no objection to the application as although the works have resulted in the loss of parking spaces due to the loss of the garage.  There is a sufficient number of available parking spaces within the remaining curtilage of the dwelling. 

	Observations/Consideration of Matters Raised/Conclusion:

The proposed development will not result in any significant impact on the residential or visual amenity of the area. With all the above taken into consideration it is recommended accordingly.

	RECOMMENDATION:
	That planning consent be granted 
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