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	Officer:
	EP
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed redevelopment of the existing dwelling, including a new wrap around hipped roof single storey extension. Replacement detached garage. Resubmission of 3/2023/0064. 

	Site Address/Location:
	10 Manor Road Whalley BB7 9TE

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections subject to conditions. 

	

	CONSULTATIONS: 
	Additional Representations.

	No comments received. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement DMI2 – Transport Considerations
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport & Mobility
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2023/0064:
Proposed redevelopment of the existing dwelling, including a new wrap around flat roof single storey extension. Existing garage to be demolished and replaced with a new garage with home office in the roof space. (Refused) 

3/2022/0854:
Certificate of Lawfulness for a proposed hip roof to gable and rear dormer (Permission Not Required)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a semi-detached two storey property in Whalley. The property consists of brick with pebbled dashed render, slate roof tiles and UPVC / timber doors and windows. The property’s curtilage also contains a detached hipped roof garage. The application property is adjoined by a two-storey hipped roof property which has been previously extended by way of a two-storey side extension. The surrounding area is residential and comprises a mixture of detached and semi-detached properties.


	Proposed Development for which consent is sought:

Consent is sought for the erection of a single storey wrap around extension to replace the existing extension at the dwelling. The existing garage on site is to be demolished and replaced with a garage of the same scale in a new location within the curtilage. 


	Impact Upon Residential Amenity:

The proposed plans indicate that all replacement windows within the development would provide similar views to that of the property’s existing ground and first floor windows. The replacement rear extension is to be sited on a similar footprint to the existing extension to the rear of the property, with a modest total projection of 3m, as such no increased sense of overbearing impact or overshadowing would be inflicted as a result. The replacement garage would be sited closer to the adjacent neighbouring property of No. 9 Manor Road however, it is considered that a satisfactory separation distance would be retained between the North-western side elevation of the garage and rear garden area of No. 9. Consequently, it is not anticipated that the proposal would be harmful to the amenity of any neighbouring residents.


	Visual Amenity/External Appearance:

The proposed materials are consistent with those found on the existing dwelling, as well as properties in the vicinity. The wrap around extension, is to replace an existing extension, and takes a subservient position to the host dwelling. Whilst the garage is to be repositioned within the curtilage, the scale will remain consistent with the existing garage, as such it is not considered that there would be any increased harm on the visual amenities of the area as result. 


	Highways and Parking:

Lancashire County Council Highways have reviewed the proposal and have no issues with the proposed development subject to the impositions of planning conditions with regards to the provision of parking and surface water. Notwithstanding this, it is not considered that the proposed development would have any undue impact upon highway safety. 


	Landscape/Ecology:

A preliminary bat roost assessment was conducted at the site on 13/01/2023. The survey concluded that no evidence of bats was recorded and the property itself offers negligible roosting potential. Whilst no further surveys are required, it is considered that there is an opportunity to boost roosting potential in the area by the introduction of artificial bat boxes. 


	Observations/Consideration of Matters Raised/Conclusion:

The proposal does not raise any significant concerns in regard to residential or visual amenity. As such, 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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