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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Variation of Condition 2 (Plans) to retain garage and build a smaller extension and remove Condition 6 (Drainage) of planning application 3/2013/0584.

	Site Address/Location:
	17 Clitheroe Road, Whalley. BB7 9AA

		

	CONSULTATIONS: 
	Parish/Town Council

	Whalley Parish Council consulted on 24/10/22 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections.

	

	United Utilities:
	Consulted on 24/10/22 – no response.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport And Mobility
Policy DMH5 - Residential And Curtilage Extensions
Policy DME6 – Water Management

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2013/0584:
Proposed extension to the current ground floor of the dwelling house to provide a utility room and in addition, to alter the current the garage to the rear of the dwelling house by extending it to form an indoor swimming pool. (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a semi-detached two storey property in Whalley. The application property comprises an L-shaped footprint consisting of stone and render, slate roof tiles and timber windows and doors. A detached garage lies within the North-western corner of the property’s rear garden which is to be extended as part of this proposal. The application property is located on a busy main road within a residential setting.


	Proposed Development for which consent is sought:

Planning consent was granted as part of application 3/2013/0584 for extensions to both the application property and its detached garage.

Consent is sought to make the following variations to the above approved development:

· Construction of alternative extension to the property’s detached garage to form a gym room

· Consent is also sought for the removal of condition 6 (drainage) from the above planning consent

Accordingly, consent is sought to replace / remove the approved plan numbers forming part of previous planning application 3/2013/0584 with revised plans submitted as part of this S73 application. 


	Impact Upon Residential Amenity:

The doors and windows on the proposed extension and additional window to the existing garage would solely provide views into the property’s rear garden and as such would not provide any new opportunities for overlooking into surrounding neighbouring properties. The proposed extension to the property’s garage would be sited well away from the nearest neighbouring properties and would therefore not pose any issues with regards to loss of natural light or outlook. Consequently, it is not considered that the proposed amendments sought to the originally approved development would be harmful to the amenity of any neighbouring residents.


	Visual Amenity:

The proposed extension to the property’s garage would comprise a similar sized footprint to the original  extension approved under the previous consent with its gabled roof pitch symmetrically aligned with the eaves and roof pitch of the existing garage in an identical manner to the originally approved design. The extension would be detailed in stone and render which would merge well with the stone and rendered elevations of the garage and host property respectively. In addition, the extension would only be viewable to a small number of surrounding neighbouring properties therefore the visual impact of the works proposed would be minimal. Taking account of the above, it is not considered that proposed amendments sought to the originally approved development would be harmful to the visual amenities of the area.


	Ecology:

No ecological constraints were identified in relation to the proposal.


	Highways and Parking:

Lancashire County Council Highways have reviewed the proposal and have no issues with the proposed works therefore it is not considered that the proposed development would be harmful to the safety of the surrounding highway network.


	Other Matters:

Condition 6 from application 3/2013/0584 reads as follows:

Notwithstanding any indication on the approved plans, no development approved by this permission shall commence until a scheme for the disposal of domestic foul, domestic surface water and discharges from the swimming pool has been submitted to and approved in writing by the Local Planning Authority. For the avoidance of doubt, surface water must drain separate from the foul. Any discharge from the swimming pool draining to the public foul or combined sewer must be restricted to a maximum pass forward flow of 5l/s. The development shall be completed, maintained and managed in accordance with the approved details.

Reason: To ensure a satisfactory form of development and to prevent an undue increase in surface water runoff and to reduce the risk of flooding in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and Policy DMG1 of the Ribble Valley Core Strategy 2008-2028 (Regulation 22 Submission).

The imposition of the above condition relates to the implementation of a swimming pool within the originally approved extension to the property’s garage however this aspect of the approved works has since been replaced with a gym room extension as part of this S73 application. Accordingly, there is no further requirement for compliance with the above condition therefore the removal of condition 6 is considered to be acceptable.


	Observations/Consideration of Matters Raised/Conclusion:

The proposal does not raise any concerns with regards to residential amenity in as much that the proposal would not lead to any loss of privacy, natural light or outlook for any neighbouring residents. 

The proposed extension would be an appropriate addition to the property’s existing garage that would remain predominantly screened to the rear of the property without having any undue impact upon the visual amenities of the area.

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 the variation to condition 2 and removal of condition 6 be approved.
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