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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed ground floor extensions and alterations to form bedroom, dressing room, ensuite, gallery and utility. Conversion of garage to form hobbies room and WC. Cedral cladding fixed externally. Widen access road and move gate posts. 

	Site Address/Location:
	Acorn House, 114 Mitton Road, Whalley

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received in relation to the proposal. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection. 

	

	CONSULTATIONS: 
	Additional Representations.

	No representations received in relation to the proposal.  

	

	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

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2006/0604: Extension to existing house forming entrance, lounge, conservatory, and bedroom (Approved) 

6/10/1147: Extension (bedroom) to house (Approved)

6/10/688: Proposed detached bungalow, Mitton Road (Refused)

6/10/671: Outline application for residential development, Mitton Road (Refused)

6/10/571: Change of use of ground floor to restaurant (Approved)

6/10/312: Proposed detached dwelling and garage (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a large detached two-storey property known as Acorn House at 114 Mitton Road. The property benefits from a sizeable garden area, along with an integral garage, single storey rear extension and numerous detached outbuildings. The dwelling consists of random stonework and render to its external elevations, along with slate roof tiles and white uPVC windows and doors. The application site lies just outside of the defined settlement boundary of Calderstones to the south-east and approximately 400m north-west of the defined settlement area of Whalley. The surrounding area predominantly comprises of residential properties, open fields, and woodland. 


	Proposed Development for which consent is sought:

Consent is sought for a proposed single storey extension and garage conversion, along with the addition of Cedral cladding and widening of the existing site access. 

The proposed single storey extension would be sited to the northern facing side and eastern facing rear elevation of the application property and would form an additional bedroom which would incorporate a dressing room and ensuite, whilst a proposed gallery and utility would form a link to the main dwellinghouse. The proposed extension would project a maximum of 7.4m and 5.3m from the side and rear elevation of the property respectively. The proposed bedroom extension would incorporate a pitched roof form which would measure 4.6m to the ridge, with the eaves falling to 2.7m, whilst the gallery and utility link would feature a flat roof design measuring 2.8m in height. 
 
The proposed garage conversion would include the replacement of the existing garage door to the northern elevation with a set of glazed doors and the addition of a pitched roof which would measure 4.2m to the ridge. 

In regard to materiality, the proposed extensions would be finished in Cedral cladding and render, along with slate roof tiles and grey uPVC windows and doors. The addition of cladding is also proposed to the first floor of the main dwellinghouse and the existing integral garage. 

As part of the overall proposal, the existing site access would also be widened by approximately 1m and new hardwood timber entrance gates would be installed, measuring 4.2m in width and 1.7m in height, with 1.8m high natural cut stone gate posts. 


	Principle of Development:

The proposal relates to a domestic extension and alterations to a residential property and is therefore acceptable in principle subject to an assessment of the material planning considerations. 


	Impact Upon Residential Amenity:

The proposed development would be situated over 30m from the nearest residential property. Given this separation distance and the relationship between the application property and nearby residential receptors, the proposal would not result in any measurable undue impacts upon existing nearby residential amenities. 


	Visual Amenity/External Appearance:

The proposal site consists of a substantial detached dwellinghouse which stands within a large plot of land. When set within this context, the proposed single storey extension would appear a subservient addition to the property, located towards the rear of the main dwellinghouse and set approximately 20m from the highway of Mitton Road. Furthermore, the proposed extension would replace one of the existing garages/ outbuildings situated to the north of the property and would be adequately screened from the public realm by way of the existing tall boundary hedging which flanks the highway to the west of the dwelling. The addition of the pitched roof form to the existing flat roof integral garage would also not detract from the original built form of the property and would visually integrate with the pitched roof form of the primary dwelling and the proposed bedroom extension, whilst also providing additional screening to the proposed extension.  The proposed development would therefore not be highly visible from outside of the site or within the surrounding landscape. 

Whilst it is acknowledged that the proposed incorporation of Cedral cladding would introduce a new material to the property, the surrounding area is characterised by various house types, external facing materials, and architectural features. In addition to this, the application property is situated within a relatively large plot of land, set back from the highway, and does not benefit from a strong sense of visual similarity with the existing nearby residential properties. The proposed addition of cladding would therefore not appear as an anomalous or incongruous addition to the host dwelling or wider street scene given the existing non-uniformity of the surrounding area. In this respect, it is not anticipated that the proposed works would result in any significant or measurable harm upon the character of the wider area nor is it considered that the proposal would result in harm to the existing property to a degree that would warrant the refusal of the application. 

Despite this, details of the proposed cladding have not been submitted as part of the application. A condition has therefore been attached requiring details of the proposed materials to be submitted to and approved in writing by the Local Planning Authority in order to ensure that the materials to be used on the external surfaces of the development are wholly appropriate to the locality. 


	Highways and Parking:

Lancashire County Council Highways have been consulted in relation to the proposed development and raised no objections. 

The site access located directly off the adopted highway of Mitton Road would remain unaltered, with the widening of the access track occurring solely within the application site itself. In addition to this, whilst the proposed works would result in an increase from a 3-bedroom to a 4-bedroom property at the site, ample space is available to provide a minimum of 3no. off-street vehicle parking spaces to comply with the Local Highway Authority’s parking standards. The proposal is therefore considered acceptable in relation to highway safety and parking.


	Landscape/Ecology:

A daytime bat survey was carried out at the application site, dated 31st May 2023. The scoping survey found the house to be in good condition and does not provide any potential access points or crevices suitable to provide bat roost habitat. It is also not considered that the scale of the proposal would impact upon any foraging/ commute routes. However, the construction of the proposed pitched roof forms would provide an opportunity to enhance the roost potential for the local bat population and it is therefore recommended that 2no. ridge access tiles be provided along the ridge of the proposed extension and garage conversion. In addition to this, a cautionary approach is also advised and in the unlikely event that any bats are discovered, disturbed, or harmed during the development, all work must cease immediately, and further advice be sought from a licenced ecologist. 

In addition to this, whilst no trees are proposed for removal as part of the overall development, the application site does benefit from numerous mature trees which are considered to be of high ecological and/or amenity value. A condition has therefore been attached to the accompanying decision notice to ensure that all trees are protected during the construction phase of the development.


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and having regard to all material considerations and matters raised, the application is recommended for approval.


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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