Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/CMS

	Application No: 
	3/2009/0365/P

	Development Proposed:
	Two storey side and rear extension and two single storey extensions to the rear at 16 The Sands, Whalley

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV17 - Details Required with Proposals in Conservation Areas.

Policy ENV13 - Landscape Protection.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Consent is sought for a number of extensions to a semi-detached property within the Conservation Area of Whalley.  The majority of the additions to the dwelling are to its side and rear but the main roofline to the property is proposed to be amended to be incorporated into a two storey side and rear extension.  This would change the profile from a traditional hipped roof to one that whilst having a hip is stepped down in stages to cover the expanse of the extension which at two storey projects approximately 1.4m out from the side gable and 3.8m beyond the rear building line.  Attached to the end of this would be a single storey extension 4.5m (width) x 3m (depth) x 4.6m in height with a single storey lean-to against the remaining original rear wall some 3.2m (width) x 2.3m (depth) x 3.7m in height.

Finally a piked roof dormer is shown on the rear roofscape.  Construction materials throughout would be render (a mix of pebble dash and smooth), stone quoins to the front elevation and blue slate roof.  Whilst these works are quite significant, I am of the opinion that they would not prove detrimental to the character of the building or Conservation Area in which it is set.  I am mindful that the neighbouring property has recently had a side extension and thus the provision of a side extension here could possibly be argued to lead to a terracing effect.  However, the works proposed here are, I believe, set sufficient distance back from the front elevation so as to clearly distinguish this property from number 14 The Sands.  On the basis of this, I conclude that there would not be a terracing effect and thus no significant detriment to the street scene.

In terms of impact on neighbouring amenity, I do not consider the works to the rear in the form of a two storey, single storey and dormer extension, would significantly impact on the existing privacy levels enjoyed by numbers 14 and 18 The Sands.  Nor would the side extension compromise the amenities of number 14.  On the basis of this, I am satisfied that the extensions to the dwelling comply with policy and will not impact significantly on the existing amenities of neighbouring properties.

The scheme, as originally submitted, also denoted works to the frontage of the house by means of widening the access, removing the cherry tree, removing the lawn and planting areas and forming a parking/turning area with gravel finish and patio in front of the house.  There is a large mature copper beech tree to the site frontage which is identified as an important tree in the Conservation Area Appraisals and this is shown to remain.  However there have been concerns expressed by the Council’s Countryside Officer over the impact on this tree from the work proposed.  This coupled with the fact that the Appraisals note a principal positive feature of this part of Whalley being “semi-detached 1930’s houses in The Sands set back from the road with mature gardens” have led to a revision in the works proposed to the front of the dwelling.  As amended the scheme now shows the widening of the access to the point where there is the cherry tree that it still to be removed and the drive widened for a distance of approximately 4m down its length.  The lawn will remain with the planting bed down its side re-laid following the minor widening works.  This scheme provides a satisfactory solution and still retains the mature garden which the Appraisal makes reference to.

On the basis of this I recommend accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant visual impact on the building or adverse affect upon the setting of the Conservation Area. 



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














