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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed side extension, construction of a garden store and alterations to the existing dwelling.

	Site Address/Location:
	45 Abbey Fields Whalley BB7 9RS

		

	CONSULTATIONS: 
	Parish/Town Council

	No representations received in respect of the application.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The Local Highways Authority have raised no objection to the proposal subject to the imposition of conditions relating to:

· Timing of access arrangements being provided
· Bound-surfacing of driveway for a distance of at least 5 metres behind the highway boundary
· Parking to be provided prior to occupation
· Surface water drainage


	CONSULTATIONS: 
	Additional Representations.

	No representations received in respect of the application.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations
Policy DMH5 – Residential and Curtilage Extensions

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 an existing detached bungalow-style dwelling located off Abbey Fields, Whalley.  The property is located within the defined settlement limits of Whalley in a predominantly residential area characterised by similar bungalow-style dwellings.

The property occupies a corner location with the dwelling directly fronting Abbey Fields, but also backing on to Station Road, the property is located on the western side of the highway interface between both Abbey Fields and Station Road, being afforded a high level of visibility upon approach from both highways.


	Proposed Development for which consent is sought:

The submitted details seek consent for the erection of a side extension to the existing dwelling (east elevation), including the remodelling of the existing elevations and erection of a ‘garden tore’ building to the rear of the dwelling at the northern extents of the site.  

It is proposed that the side extension on the eastern elevation will extend approximately 5.44m westward from the existing building and introduce a glazed ‘feature gable’, orientated towards Abbey Fields, at its western extents.  A veranda area will be created to the front of the ‘feature gable’ on the south facing elevation, which will be raised in nature and benefit from a tubular steel balustrade arrangement.  

The extension will match the eaves and ridge height of the existing dwelling with the submitted details also proposing that the elevations of the dwelling will be rendered in-lieu of the existing ‘buff’ brick. 

The proposal also seeks consent for a ‘garden store’ that will be erected at the northern extents of the site, the store will benefit from a footprint of approximately 3m x 4m measuring 2.57m at eaves and 3.35m at ridge.

The proposed extension will result in the loss of an existing garage, as such it is proposed that vehicular parking will be accommodated in a ‘front-of-plot’ arrangement with provision for three vehicles being provided by virtue of a widened front driveway.


	Impact Upon Residential Amenity:

The proposed extension is located on the western extents of the dwelling, with an intervening highway between the proposed extension and the nearest affected neighbouring dwelling to the west ’39 Abbey Fields’.  As such it is not considered that the proposed extension will measurably undermine or result in any detrimental impact upon the aforementioned dwelling.

In respect of the southerly outlook from the proposed glazed gable, given the separation distances between the extension and opposing dwelling to the south (36 Abbey Fields), it is not considered that the proposal will result in any significant measurable detrimental impacts upon the residential amenities of the occupiers of the afore referenced dwelling. 

Given the nature of the proposed ‘garden store’ and taking account of its location in relation to neighbouring residential receptors, it is considered that the building will have neutral or negligible impacts upon existing or future nearby residential amenity.


	Visual Amenity/External Appearance:

The proposed side extension and remodelling of the dwelling results in the dwelling being predominantly faced in render with feature gable being located on the western extents of the dwelling.  Render is a material commonly found in locality and a s such will not be read as being incongruous, with varying archetypes evident in the area that also allows the gable to be successfully assimilated into the locality without appearing anomalous or discordant.

Taking the above matters into account it is not considered that the proposed alterations will result in any measurable harm to the character or visual amenities of the area.


	Landscape/Ecology:

The application has been accompanied by a Preliminary Bat Roost Assessment (05.10.2022), the report concludes that there was no evidence of the building having been utilised for the purposes of roosting by bats and that the building offers negligible roosting potential.  

As such there is no requirement for the proposal to provide mitigation measures to offset potential impacts of the development upon protected species or species of conservation concern.


	Observations/Consideration of Matters Raised/Conclusion:

As such and for the above reasons, 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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