Ribble Valley Borough Council                                                                  
DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2010/452

	Development Proposed:
	Proposed construction of a rear two-storey extension at 10 Whalley Road, Hurst Green.

	CONSULTATIONS: Parish/Town Council

	Clitheroe Town Council – No Objection.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Conservation Officer (RVBC) – No observations received at the time of writing this report.

	CONSULTATIONS: Nearby Residents

	No observations received.

	RELEVANT POLICIES:

	Planning (Listed Buildings & G1 - Development Control

Policy G1 - Development Control

Policy ENV16 – Development Within Conservation Areas

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

PPS5 – Planning for the Historic Environment

The Hurst Green Conservation Area Management Guidance (The Conservation Studio, Dec 2006).

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

	The application relates to a detached two-storey property identified as a Building of Townscape Merit (Conservation Studio, 2006) within Hurst Green Conservation Area, prominent on approach from the west when entering the centre of Hurst Green and set back approx. 4 metres from Whalley Road. 

Permission is sought for a two-storey rear extension measuring approx. 6m x 4.5m x 7.1m in height to the ridge with a balustrade at first floor level with a single storey extension to its western gable elevation measuring approx. 4.6m x 4.5m x 3.3m in height to the ridge. Works also include the insertion and alteration of windows and doors to the front and eastern gable elevation.

Works had already commenced at the property when conducting my site visit and it was apparent that the plans did not reflect the work that had already been carried out to the front and eastern gable elevation (namely insertion and position of windows). As a result a request was made for the plans to be amended which were received on the 8th of July 2010.

Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 imposes the general duty on LPAs for ‘special attention to be paid……..to the desirability of preserving or enhancing the character or appearance of a conservation area’. I consider that, as the most visually prominent elevations of the property are the front and eastern gable elevation any works should ensure that the character of the property to these elevations is retained.

The Hurst Green Conservation Appraisal notes that the buildings ‘are in the vernacular tradition and…there is little architectural pretension’. Whilst the alterations to the front and eastern gable elevation or likely to be classed as permitted development I consider that the ‘unfussy’ nature of the windows, their size and design ensures that the character of the property is retained and enhanced. The re-rendering of the property and the exposure of the traditional stone quoins provides a visual improvement within the Conservation Area. To ensure this is retained an appropriate condition restricting the insertion of future windows; doors or any other extension to the property will be placed on the decision notice. 

According to the Hurst Green Conservation Area Management Guidance (Conservation Studio, 2006) threats include ‘continuing loss of original architectural details and use of inappropriate modern materials or details’ and states that ‘the Council will expect all applications for extensions and alterations to Buildings of Townscape Merit…to be particularly carefully considered and only well detailed schemes, using the appropriate traditional materials, will be approved’.

I consider that the rear two-storey and single storey extension is appropriate in scale, size and design and will not prove visually prominent on approach from the east due to the orientation of the property, nor from the west as it is set well back from the road and materials are considered appropriate. Thus ensuring that the proposal will not detract from the character and appearance of this Building of Townscape Merit making a positive contribution to the character and local distinctiveness of the historic environment satisfying policy ENV16 of the Ribble Valley Districtwide Local Plan and PPS5 ‘Planning for the Historic Environment’.

As there are no properties to the rear and the two-storey extension will be sited approx. 30 metres from adjacent property No. 12 Whalley Road and will not overlook any properties to the south-west any impact upon the amenity of neighbouring residents will be minimal.

A bat survey was completed at the property, which concluded that the proposed building alterations are unlikely to cause significant disturbance to bats or result in the loss of a bat roost or cause injury or death of bats or result in any significant impact on a local bat population.

Therefore, I do not consider this application would cause a significant detrimental impact on the visual amenity of the area or on adjacent residential amenity.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, nor would it have a 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: 02/07/2010














