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	Date Inspected:
	19/06/2024
	Site Notice:
	N/A
	

	Officer:
	EP
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Demolition of utility room, garage and wall to front garden. Construction of two-storey extension to side and rear, single-storey extension to side, new double garage to rear and new vehicular accesses to front and rear, including parking spaces for two cars. 

	Site Address/Location:
	2 George Street, Whalley BB7 9HT. 

		

	CONSULTATIONS: 
	Parish/Town Council

	Whalley Parish Council raised concerns over the impact on the adjacent access road and requested that thus be carefully considered in determining the application. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection following submission of acceptable construction management plan. 

	

	CONSULTATIONS: 
	Additional Representations.

	6 letters of representation have been received raising the following concerns.

· Incorrect plans. 
· Loss of light. 
· Loss of view. 
· Possible structural issues to neughbouring properties as a result of the development. 
· Impact to neighbouring properties given close proximity of development to shared boundaries.
· Potentially adverse impact and loss of access to road at the rear of King Street as a result of scaffolding being erected.  
· In relation to above point, impact of emergency vehicles utilising said road. 
· Development is out of character for the area and overdeveloped. 
· Concerns over right of access. 
· Disturbance, dust and debris that will be caused resultant of the development.  

For clarity, many of the above observations were made prior to the receipt of amended plans, which the following assessment is based upon, being submitted. Many of the above concerns have been addressed following the amendments. Any planning issues will be 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

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations

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


	Relevant Planning History:

No planning history. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a semi-detached property fronting Geroge Street in Whalley. The application it itself is not on any designated land but does sit adjacent to Whalley Conservation Area boundary. The surrounding area is a combination of commercial and residential properties. 


	Proposed Development for which consent is sought:

Consent is sought for the construction of a single storey side extension, single storey rear extension and two-storey rear extension. The application also seeks consent for the construction of a replacement detached garage within the rear curtilage and the construction of a two-car driveway to the front. 


	Impact Upon Residential Amenity:

The application dwelling has one immediately adjoining neighbour, known as No.4 Geroge Street. The proposed two-storey element of the development will be set in from the adjoining boundary by approximately 2 metres. It has been demonstrated on the plans submitted that the 45-degree angle test can be met and consequently there would be no substantial loss of light to first floor habitable windows that would warrant refusal. In respect of the rear-single storey element, this will be located parallel and in close proximity to the adjoining shared boundary with No.4. Although the single-storey element may inflict a small degree of loss of light for windows on the eastern side of the neighbouring conservatory, given these windows are small, secondary openings, it is not considered that this loss of light would be substantial enough to justify a refusal. 

The dwelling is also in close proximity to No.71-77 King Street, with the access road to the rear of King Street separating the two. The two-storey element of the proposal is located approximately 2 metres from the boundary facing the properties on King Street, with the access road creating an increased separation distance. As such, there will no significant sense of overbearing or loss of light created. There are two window openings proposed on the eastern side elevation of the dwelling, which will face the rear windows on the King Street Properties. These are to be obscurely glazed and will therefore create no new opportunity for overlooking. 

The application also seeks consent for the construction of a detached, replacement garage. This will be located approximately 1 metre from the curtilage boundary and will be relatively modest in scale. It is therefore not considered that any adverse impact on residential amenity will be caused resultant. 


	Visual Amenity/External Appearance:



Policy DMG1 of the RVCS states that development must

1. Be of a high standard of building design which considers the 8 building in context principles (from the cabe/English heritage building on context toolkit. 
2. Be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials. 
3. Consider the density, layout and relationship between buildings, which is of major importance. Particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities.

The proposed two-storey extension is located at the rear of the application dwelling and as such is not readily visible from Geroge street itself. It would be afforded levels of visible from the access road to the rear of King Street. However, the proposed extension is to be constructed with a red facing brick plinth and faced in people dash to match the existing dwelling, as such it will integrate sufficiently into the area. 

There is single-story lean-to extension proposed on the eastern side elevation of the dwelling, which would be highly visible from George Street. Again, this will be faced in matching materials, but will also replace an existing lean-to side extension at the dwelling. As such, the visual appearance of the dwelling overall, when viewed from George St, will remain largely consistent with the existing arrangement at the dwelling. Therefore, no adverse impact on visual amenity is expected resultant. 

The application also seeks consent for the construction of a rear garage structure. This will replace the existing detached garage at the site. Given this is for a replacement structure, it is not considered that there would be any increased visual harm resultant. Furthermore, the building will be located in a relatively screened location, only highly visible from the access road to the rear of king street. The proposed new driveway, located to the front of the existing dwelling, will not read as out of character given neighbouring dwellings in the vicinity also benefit from similar driveways. 


	Highways and Parking:

LCC Highways were consulted in relation to the proposal and raised no objection to the principal subject to the submission of an acceptable construction management plan, given the proximity of the development to the adjacent access road.

A construction management plan was submitted during the course of the application and LCC Highways confirmed the details were acceptable. 


	Observations/Consideration of Matters Raised/Conclusion:

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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