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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed demolition of existing rear car port and kitchen and construction of single-storey extension to rear with rooflights. Two rooflights to be installed in loft conversion. Resubmission of 3/2023/0235.

	Site Address/Location:
	95 King Street Whalley BB7 9SW

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection. 

	

	CONSULTATIONS: 
	Additional Representations.

	Four letters of representation have been received the main concerns raised are outlined below.
 
- Proposed white render and aluminium windows are not in keeping. 
- Parking available for the increased number of bedrooms is insufficient. 
- Placement of guttering and overflow measures. 
- Inconsistencies in the proposed plans. 

The planning concerns raised have been addressed in the following report. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement EN5:	Heritage Assets

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
Policy DME2:	Landscape & Townscape Protection
Policy DME4:	Protecting Heritage Assets
Policy DMH5:	Residential and Curtilage Extensions

Whalley Conservation Area Appraisal 
Planning (Listed Buildings and Conservation Areas) Act
National Planning Policy Framework (NPPF)


	Relevant Planning History:
3/2023/0235 -
Proposed demolition of existing rear car port and kitchen and construction of single-storey extension to rear. Two rooflights to be installed on rear roof slope. (refused)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The proposal relates to a terraced property within the defined settlement boundary of Whalley and within the designated Whalley conservation area. The surrounding area is both residential and commercial and is typified of varying styles of property. 


	Proposed Development for which consent is sought:

This application is a resubmission of previous refusal 3/2023/0235. The application seeks approval for a single storey rear extension, which has been reduced in size following previous comments. The rear car port will be removed, and two new roof-lights will be installed on the rear roof slope. 


	Impact upon Character/appearance of Conservations Area (Where Applicable):

Ribble Valley Core Strategy DME4 states that ‘proposals within, or affecting views into and out of, or affecting the setting of a conservation area will be required to conserve and where appropriate enhance its character and appearance’.

Ribble Valley Core Strategy Policy DMG1 states that “development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature”. Furthermore, emphasis is placed on visual appearance and the relationship to surroundings.  

Whalley Conservation Area Appraisal also identifies the property as a building of Townscape Merit, as well as it being listed under recommended Article 4 direction. Therefore, careful consideration must be taken in regard to the impact the development will have upon the character of the area and the host dwelling.

Whilst the proposal is sited to the rear of the dwelling, the road that runs adjacent provides access to a number of dwellings and as such the proposal is not completely out of sight from within the public realm. The original submission comprised white render to the elevations of the proposed extension, following discussion with the applicant this has been changed to facing brick to match the existing dwelling, this is considered more appropriate within the conservation area. The materials proposed now are consistent with those found on the application dwelling, and other properties in the immediate vicinity, therefore no adverse impact is expected on the visual amenities of the wider conservation area in this respect. It is noted that the windows proposed are white aluminium, it is not considered that this choice of materials would have any greater adverse impact on the conservation area than the existing white upvc windows that are found on properties in the immediate locality. The proposed new roof-lights to be installed on the rear roof slope are not considered out of character for the immediate surrounding area, but it will be a requirement that these are conservation type to reduce the visual prominence. The proposed extensions roof design has been simplified when compared to the previous refusal and the overall scale of the development has been reduced, it is therefore considered that the proposed development will integrate sufficiently and not cause undue harm to the Whalley Conservation Area. 


	Impact Upon Residential Amenity:

Given the application dwelling is a terraced property, careful consideration must be taken in regard to residential amenity and the potential impact on the adjoining neighbouring dwellings. 

The proposal will utilise an existing outrigger on the North side of the dwelling which will undergo internal alteration to accommodate a utility room and part of the kitchen. In addition, there is a proposed single storey extension sited to the South side of the dwelling. This proposed extension is modest in terms of scale and will project 3m from the existing rear elevation, measuring 2.4m to the eaves with a maximum height of approximately 3.1m. This is a significant reduction in the size of this extension as per the comments outlined in the previous refusal. Whilst it is noted there may still be a slight overbearing impact for the neighbouring property immediately to the north, the proposed extension complies wholly with the allowances for permitted development. Therefore, despite a slight 200m increase in the eave’s height, there is no justification for refusal on these grounds. 

The neighbouring dwelling to the south benefits from an existing rear outrigger that will provide sufficient screening of the proposed extension, therefore no adverse impact on residential amenity is expected in this respect. 


	Highways and Parking:

LCC Highways have been contacted in relation to the proposal. The LHA have reviewed the supporting documents and understands that the number of bedrooms at the dwelling will increase from 2 to 4. For the dwelling to comply with the LHAs parking standards as defined in the Joint Lancashire Structure Plan, the LHA require 3 car parking spaces to be provided on site. 

However, the site will be unable to provide any car parking spaces and so there is a shortfall of 3. Despite this, the LHA will accept the shortfall in parking at the site. This is because while the existing dwelling does have access to a car port to the rear of the site, the car ports internal dimensions as shown on SPA drawing number 6842-001 titled " Existing Floor Plans, Elevations and Location Plan", does not comply with the LHAs guidance. Therefore, it is unlikely that a car will be able to use the area in any case and so the site already has a shortfall of 2 spaces. Adding another car parking space to the shortfall is unlikely to be at the detriment to highway safety, especially when the occupants are already aware of their parking situation and so would any future occupants, before occupying the property. 

The LHA are also aware that within the vicinity of the dwelling along King Street, there are Traffic Regulation Orders (TROs) which allow vehicles to wait in the parking bays for a maximum of 2 hours between Monday- Saturday 8am to 6pm. These waiting bays serve the local amenities within the centre of Whalley and should prevent any inappropriate parking from occurring. The dwelling, as mentioned, is located in the centre of Whalley which is well served by local bus services, with Whalley Bus Station being located approximately 55m from the site and Whalley Train Station being within walking distance. 

Therefore, due to these factors highlighted above the LHA will have no objection to the proposal, subject to the Construction Management Plan condition being implemented onto any permission. However, given the proposed development is modest and could be conducted under permitted development, the LPA do not feel there is justification to request a management plan on this occasion. 


	Landscape/Ecology:

Constraints analysis shows the application dwelling falls within flood zone 2 and is in close proximity to flood zone 3. A flood risk assessment has been provided and whilst the risk is considered negligible the applicant should adhere to the guidance within the PPG and the LLFAs guidance. 


	Observations/Consideration of Matters Raised/Conclusion:

The proposed single storey extension falls I line with what is allowed under permitted development and will not have any significant adverse harm on the visual or residential amenities of the area that would warrant refusal. The proposed alterations are modest and will not have an undue negative impact on the Whalley Conservation Area. 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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