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	24/09/2024
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	24/09/2024
	

	Officer:
	EP
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed construction of single storey outbuilding to rear. 

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

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	N/A

	

	CONSULTATIONS: 
	Additional Representations.

	One letter of representation has been received raising the following points

· Loss of view, development visible from rear residential windows. 
· Potential loss of privacy or overlooking from glazed openings. 
· Right of access for the maintenance of the building and installation of any new fence.
· Developemnt in close proximity to neighbouring boundaries. 
· Ventilation for sauna/shower room. 

Matters of right of access and shared boundary treatment are private civil matters and not material planning considerations. The planning issues 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

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations

National Planning Policy Framework (NPPF)


	Relevant Planning History:

2023/0352: 
Proposed redevelopment of the existing dwelling, including a new wrap around hipped roof single storey extension. Replacement detached garage. Resubmission of 3/2023/0064.  (Approved with conditions.)

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’s curtilage also contains a detached garage, which is partially constructed. 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 construction of a detached garden outbuilding to accommodate a home gym with shower room/sauna. 


	Impact Upon Residential Amenity:

The proposed development is to be located within the rear curtilage of the dwelling, where there are three immediately adjoining neighbouring properties. These are known as No5 and No.6 Manor Fields and No.18 Woodlands Drive. 

No.5 and No.6 Manor Fields benefit from a position on a higher ground level to the application site and therefore there will be no adverse impact in this respect. 

No.18 Woodlands Drive is sited to the Northeast of the application dwelling with the proposed building being located adjacent to the adjoining shared boundary. In respect of height, to development will have a maximum height of approximately 3.1 metres. Whilst this exceeds the height of the existing boundary treatment, given the orientation of the dwellings, with the rear gardens facing south, is not considered there would be any substantial loss of light or sense of overbearing to warrant refusal. 

The proposed developemnt will feature a window opening to the north eastern side of the building with glazed doors to the south western side. The north eastern side of the building feature a slight forward projection which will provide a level of screening between the proposed glazed door opening and the neighbouring dwelling. Nonetheless, due to the orientation of the building with the principal elevation facing west, there will be no opportunity for direct overlooking from the outbuilding into neighbouring windows. 

Any ventilation or extractor required for the sauna/shower room would be minor and reflective of typical domestic ventilation. Therefore, there are no concerns in this respect. 


	Visual Amenity/External Appearance:

The proposed development is to be located at the rear of the application dwelling and as such will be relatively well screened when viewed from Woodlands Drive. However, part of the rear residential curtilage is visible from Manor Fields. There are several conifer trees along the boundary facing Manor Fields which will be removed to allow for development and replaced with boundary fencing. This proposed fencing will provide a sufficient level of screening of the proposed development. As such, it is not considered that the development will have any adverse impact on the character of the area. 

In respect of materials the proposed building will be constructed in timber cladding with uPVC windows and doors. The proposed timber cladding is reflective of the boundary fences in the vicinity and materials found on the application dwelling, it will therefore integrate sufficiently. 


	Highways and Parking:

No highways implications identified. 


	Landscape/Ecology:

No ecological constraints identified. 


	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 refusal.


	RECOMMENDATION:
	

	That planning consent be approved subject to the imposition of conditions.
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