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	LW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Demolition of existing single-storey side and rear extensions, and construction of two-storey extension to the side and single-storey extension to the rear.

	Site Address/Location:
	65 Mitton Road, Whalley, BB7 9RY

		

	CONSULTATIONS: 
	Parish/Town Council

	Whalley Parish Council have raised concerns in regard to off-street parking provision. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	The initial consultation response from the Local Highway Authority, dated 4th September, stated that the application as submitted did not fully assess the highway impact of the proposed development and therefore further information was required. 

Following amendments to the scheme LCC Highways now have no objection to the development subject to the imposition of conditions.

	

	CONSULTATIONS: 
	Additional Representations.

	No representations received in respect of 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:

No relevant planning history. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a semi-detached two-storey property at no.65 Mitton Road. The property comprises of brickwork and pebble dash to the external elevations, along with slate roof tiles and uPVC windows and doors. The application dwelling also benefits from an existing integral garage and single storey side and rear extension. The site to which the application relates is located approximately 190m north-west of the defined settlement area of Whalley and 220m south-east of Calderstones. The surrounding area is predominantly residential in character, comprising of a variety of different house types and architectural features. 


	Proposed Development for which consent is sought:

Consent is sought the demolition of the existing single storey side and rear extension and construction of a two-storey side and single storey rear extension. 

The proposed two-storey side extension would project approximately 3m from the south facing side elevation of the main dwellinghouse and would have a depth of 7.9m, extending the full depth of the application property. A hipped roof form would be featured which would measure 7.7m to the ridge, with the eaves falling to 5.6m, and 1no. roof light would be installed to the southern roof slope. To the front elevation of the proposed development, a garage door would be featured at ground floor level along with 1no. window at first floor which would serve the proposed master bedroom, whilst to the rear elevation 1no. window would be installed at first floor level to serve the proposed ensuite. To the side elevation of the proposal, the existing landing window would be reused at first floor level, whilst the existing first floor bathroom window would be re-located at ground floor to serve the proposed garage. A single door would also be installed within the side elevation. 

The proposed single storey rear extension would project approximately 3.6m from the rear elevation of the main dwellinghouse and would extend a width of 8.7m to align with the southern side elevation of the proposed two-storey addition. A lean-to roof design would be incorporated which would measure 2.6m to the eaves and 3.7m to the ridge and would include the installation of 3no. rooflights. The rear elevation of the proposed development would utilise the existing set of double doors and kitchen window featured to the rear and side elevation of the existing property respectively. 

A new first floor window opening would also be installed to the rear elevation of the main dwellinghouse in order to serve the existing bathroom. 

In regard to materiality, the proposed development would feature a brick plinth, slate roof tiles and uPVC windows to match the existing dwelling, along with render to the exterior elevations. As part of the overall proposal the existing pebble dash to the main dwellinghouse would also be replaced with render to all elevations to match the proposed extensions and 1no. new window opening would also be installed to the rear elevation of the property at first floor level to serve the existing bathroom. 


	Principle of Development:

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


	Impact Upon Residential Amenity:

The proposed two storey extension to the property’s south facing side elevation would feature 1no. additional window to the front and rear elevation at first floor level, whilst an additional first floor opening would also be installed to the rear elevation of the main property. Despite this, the views provided by these openings would be similar to those afforded by the existing first floor windows featured to the main dwellinghouse. The proposed windows to the rear elevation are also shown to obscurely glazed, further reducing the impact of the proposed opening. Furthermore, whilst the existing obscurely glazed landing window within the southern facing side elevation of the main dwellinghouse, facing the adjacent property of no.63 Mitton Road, would be re-used within the side elevation of the proposed extension, in a similar position to the existing, this window would serve the proposed master bedroom. This is a habitable space, and the proposed opening would provide views towards the existing windows featured within the gable elevation of no.63 Mitton Road. It is therefore considered appropriate to attach a condition to the accompanying decision notice to ensure that the first-floor window within the southern side elevation of the two-storey addition be obscurely glazed and non-opening in order to protect the amenity of the occupiers of no.63 Mitton Road. The proposed re-location of the existing first floor bathroom window to ground floor level and installation of a single doorway would be fully screened by the existing boundary treatment and as such, it is not anticipated that any undue harm upon existing privacy levels would be caused in this respect. 

The openings to the rear elevation of the proposed single storey rear extension would also provide views solely towards the rear garden area of the application property and as such, no new opportunities for direct overlooking or loss of privacy are anticipated as result of the works proposed. 

Furthermore, whilst the two-storey side extension would project 3m from the side elevation of the main dwellinghouse, bringing the application property closer to the northern gable elevation of no.63 Mitton Road, the proposed development would remain over 9m from this adjacent dwelling. It is acknowledged that no.63 does feature 2no. first floor windows within its gable elevation, however given the separation distance and the northerly position of the proposed development in relation to this neighbouring property, it is not considered that the proposed development would result in any significant degree of overshadowing or loss of light that would warrant the refusal of the application.

In regard to the proposed single storey rear extension, the proposed development would project approximately 3.6m from the rear elevation of both the application dwelling and the adjoined dwelling of no.63 Mitton Road. Despite this, the proposal would be set 0.7m from the common boundary and would be adequately screened by the existing tall boundary hedging. In this context, it is not considered that the proposed works would result in any significant or measurable harm upon any existing nearby residential amenities that would warrant the refusal to grant planning permission. 


	Visual Amenity/External Appearance:

The proposed two storey side extension would be set 0.5m down from the main ridgeline and 0.54m back from the principal elevation of the property at first floor level and would therefore take a subservient position is relation to main dwellinghouse. In addition to this, the proposal would comprise a footprint appropriate to that of the primary dwellinghouse and would therefore not appear an overbearing or incongruous addition to the host property or surrounding area. 

Furthermore, the proposed rear extension would have a ridge height of 3.7m with the eaves falling to 2.6m. The proposal would therefore appear wholly subordinate to the primary dwelling in terms of height and would be of a size and scale appropriate for a single storey rear extension. The proposed addition to the rear would also be afforded limited visibility from within the public realm, being screened from view by the application dwelling itself, and therefore would have a negligible impact upon the visual amenity of the surrounding area. 

Whilst it is acknowledged that the incorporation of render to the proposed extensions and existing property would introduce a new material to the dwellinghouse, the surrounding area is characterised by a variety of house types with a mixture of external facing materials and architectural features. Render is also well established within the immediate vicinity with many of the properties along Mitton Road already benefitting from to render to their external elevations. The proposed rendering of the application property would therefore not appear as an anomalous or incongruous addition to the host dwelling or wider street scene. In addition to this, the existing brick plinth and painted stone surrounds to the windows would be retained, ensuring some visual similarity between the application property and the adjoined property of no.67 Mitton Road. In this respect, it is not anticipated that the proposed works would result in any undue harm upon the character of the host property itself or the wider street scene in general.


	Highways and Parking:

Following consultation with Lancashire County Council Highways, it was not considered that the proposal as submitted fully assessed the highway impact of the proposed development. The proposed development would result in an increase from a 3no. bed to a 4no. bed property at the site. For a 4no. dwelling to comply with the Local Highway Authority’s parking guidance, the LHA require 3no. off-street parking spaces to be provided on site. Whilst the existing garage would be widened as part of the proposed development, just 1no. off-street parking space would be provided which fully complies with the LHAs guidance in relation to standard dimensions, resulting in a shortfall of 2no. spaces.

Following receipt of this response, revised plans have been submitted to address the shortfall in off-street parking, with the existing access and hard surfaced driveway being extended to accommodate 3no. vehicle parking spaces to the front of the property. The Local Highway Authority therefore have no objections to the proposal and do not consider the proposed development to have any significant impact upon highway safety, capacity, or amenity in the immediate vicinity of the site subject to the imposition of conditions. 

Due to the gradient at the site, it was advised that additional gullies would likely be required to prevent any surface water from entering the adopted highway. A condition was therefore requested, requiring the submission of a drainage strategy prior to commencement of the development. Further details were then submitted by the agent (ACO RainDrain B125 Data Sheet and ACO RainDrain B125 Channel Installation Detail Drawing - dwg no. 22003 Rev A) and following discussions with the Highways Officer, it was confirmed that the requested pre-commencement condition could be removed from the decision notice accordingly. 


	Landscape/Ecology:

A preliminary roost assessment was carried out at the application site on 25th July 2023. The report concluded that building is set in an area which, in general, provides low quality habitat for foraging, commuting and roosting bats. The area in general is fragmented by well-lit roads, traffic, noise, and other human activity. The dwelling is well maintained and in good condition, with no features externally which are suitable, or likely to be used by roosting bats, with no indication of use being present during inspection. Taking into account the habitat surrounding the site and the features present, the building is considered to have negligible suitability for use by roosting bats. Despite this, a cautionary approach is 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. 


	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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