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	N/A
	

	Officer:
	LW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed single-storey rear extension and new roof over existing kitchen and garage. Alterations to existing front boundary wall and new extended dropped kerb. 

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

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received with respect to the proposed development. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection. 

	

	CONSULTATIONS: 
	Additional Representations.

	No representations received. 

	

	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
Policy DME3:	Site and Species Protection and Conservation

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2023/0546: Demolition of existing single storey side and rear extensions and construction of two-storey extension to side and single storey extension to the rear (Approved). 


	

	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 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 a variety of different house types and architectural features. 


	Proposed Development for which consent is sought:

Consent is sought for the construction of a single storey rear extension, new roof over existing kitchen and garage, alterations to existing front boundary wall and new extended dropped kerb.

The proposed rear extension would project 3.5m from the rear elevation of the main dwellinghouse with a width of 7m. A lean-to roof form would be incorporated measuring 2.7m to the eaves and 3.8m to the ridge. To the rear elevation of the proposed development a set of bi-folding doors would be featured, along with a large full-height window, whilst to the southern side elevation 2no. windows and a personnel door would be included. 

The new roof over the kitchen and garage would have a maximum eaves and ridge height of 2.7m and 3.8m respectively, while the alterations proposed to the existing front boundary wall would include the widening of the existing vehicle access, with the existing brick pier rebuilt to match the existing. 

In respect to materiality, the proposed development would be finished to match the appearance of the existing property, including facing brickwork, pebble dash, and white render to the external elevations, slate roof tiles and uPVC windows and doors. 


	Principle of Development:

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


	Impact Upon Residential Amenity:

The openings featured to the proposed rear extension would provide views solely towards the private amenity space of the application property and as such, no new opportunities for direct overlooking or loss of privacy are anticipated as a result of the works proposed. 

Furthermore, the proposed extension would project approximately 3.5m from the rear elevation of both the application property and the adjoined dwelling at no.67 Mitton Road. Despite this, the proposal would be set 0.7m from the common boundary and would be adequately screened by the existing boundary treatment. In this context, it is not considered that the proposed works would result in any significant degree of overshadowing, loss of outlook or daylight to the occupiers of no.67 Mitton Road. The proposed extension and new roof over the existing kitchen and garage would also remain in excess of 9m from no.63 Mitton Road. 

Taking account of the above, it is not anticipated that the proposed development would result in any significant adverse impact upon the existing amenities of any nearby residents that would warrant the refusal to grant planning permission. 
 

	Visual Amenity/External Appearance:

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 dwellinghouse 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 the adjacent public realm, being screened from view by the application dwelling itself, and would therefore have a negligible impact upon the visual amenity of the surrounding area. It is also not anticipated that the proposed new roof over the kitchen and garage and alterations to the front boundary would result in any significant detrimental harm upon the existing amenities of the application property or wider street scene. 

Taking the above into account, the proposal is considered acceptable with respect to visual amenity. 


	Highways and Parking:

Lancashire County Council Highways have been consulted on the proposed development and raised no objection subject to the imposition of conditions. The proposal is therefore considered acceptable with respect to highway safety and parking. 

It is noted that the Local Highway Authority have requested the imposition of a condition requiring a Construction Management Plan to be submitted to and approved in writing by the Local Planning Authority prior to work commencing. However, when taking into account the relatively small-scale nature of the works proposed, a construction method statement is not considered to be necessary in this particular instance. 


	Landscape/Ecology:

A Preliminary Roost Assessment has been submitted as part of the application, dated 23rd January 2025. The report concludes that no indication of use by bats were present during the building inspection, either internally or externally and the house has negligible suitability for use by roosting bats. The building is well maintained, in good condition, and no suitable roosting opportunities were noted. As such, the proposed work is unlikely to impact on bats or bat roosts and no further survey work is deemed necessary. 

The development is also exempt from having to achieve the mandatory Biodiversity Net Gain requirements as it is subject to the de minimis exception. 


	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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