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Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: RH

	Application No: 
	3/2010/0585

	Development Proposed:
	Proposed new porch on the ground floor and dormers to the front and rear roofslope at 2 Timbrells Avenue, Sabden.

	CONSULTATIONS: Parish/Town Council

	Sabden Parish Council – No Objection.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Additional Representations

	Two letters of objection have been received from neighbouring residents who wish to raise the following concerns:

· Development is large in comparison to other dwellings

· Loss of privacy

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy ENV1 – Area of Outstanding Natural Beauty

Policy ENV16 – Development Within Conservation Areas

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

PPS1 – Delivering Sustainable Development

PPS5 – Planning for the Historic Environment

Sabden Conservation Area Appraisal (Conservation Studio, 2006)

	POLICY REASONS FOR REFUSAL:

	G1 and ENV16 - Incongruous development to the detriment of the visual amenity of the conservation area.

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

	The application relates to a detached dormer bungalow at the southern end of Timbrills Avenue. The site is a corner plot in which the western side elevation of the property faces Clitheroe Road and the southern front elevation directly faces semi-detached bungalows on Crowtrees Road within the main settlement limit of Sabden, a designated Conservation Area as well as an Area of Outstanding Natural Beauty.

Permission is sought for a dormer to the front (south elevation) and rear (north elevation) roofslope as well as a covered porch to the front elevation of the property constructed of an approx. 1.4 metre high wall above the existing stone wall to the entrance of the property with a sloping roof at a maximum height of approx. 6.2 metres from ground floor level. 

Initial plans that were submitted detailed dormers with a sloping roof running directly from the main ridge height with matching dimensions of approx. 10.7m in length, set in approx. 0.3 metres from the edge of the roof to either side and a height of approx. 2 metres to the eaves and projecting a maximum of approx. 2 metres from the property. It was considered that the massing of the dormers, especially to the front elevation would mask the existing prominent rooflsope and would detract from the character of the property as a true bungalow and subsequently the character of the conservation area. These concerns were raised to the agent and an amended plan was submitted in which the roofslope was amended from sloping to a flat roof and the size of the front dormer extension has been reduced to approx. 8.4 metres in length, with a height of approx. 2 metres and a projection of 2 metres from the roofslope.

With regards to the impact of the development upon neighbouring residential amenity Policy G1 of the Districtwide Local Plan states that ‘developments should provide adequate daylighting and privacy’.

The Councils SPG ‘Extensions and Alterations to Dwellings’ specifies that proposed windows to habitable rooms at first floor level which face windows at first floor level to neighbouring properties opposite is no less than 21 metres. The distance between the windows serving the bedrooms to the front dormer and the property opposite (No. 1 Crowtrees Road) is approx. 24 metres thus complying with policy. The applicant’s property is much higher than the property opposite due to existing land levels, resulting in a greater feeling of being overlooked, which causes some concern.

I consider that the proposed porch extension would have minimal visual impact upon the street scene. Due to the prominence of this property on a corner plot which is highly visible when leaving the settlement northwards on Clitheroe Road, and partially visible when entering Sabden due to the prominence of a mature tree, the main consideration in the determination of this application is considered to be the visual impact of the proposal upon the property, and subsequently the character and appearance of the Conservation Area.

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’.

The Sabden Conservation Area Appraisal (Conservation Studio, 2006) identifies threats to the area as ‘ the continuing loss of original architectural details and use of inappropriate modern materials or details.  Many buildings in the conservation have been adversely affected by the use of inappropriate modern materials or details’ and with reference to new development, the management guidance states that ‘all development, but particularly in the Sabden Conservation Area, must respond to its immediate environment, its “context”, in terms of scale, density, form, materials and detailing’.

I consider that the proposed rear dormer (subject to appropriate materials) would not be as visually prominent as it faces the roofslope of the adjacent property only and as such its impact upon neighbouring residential amenity will be minimal. However, it is considered that the proposed dormer to the front elevation due to its size will be visually prominent on the building. This is further emphasised by the materials to be used in its construction (white concrete rendered walls to the face and cheeks), which is considered to be a wholly inappropriate material within a designated Conservation Area and Area of Outstanding Natural Beauty. 

The Sabden Conservation Are Management Guidance (Conservation Studio, 2006) makes reference to dormer extensions and states that ‘dormers and rooflights should be avoided, unless appropriate to the building, modestly sized and away from the public viewpoint’
This is supported by policy G1 of the Districtwide Local Plan, which states that ‘materials used should be sympathetic to the character of the area’.

In addition paragraph 34. of PPS1 ‘Delivering Sustainable Development states that ‘design which is inappropriate in its context, or which fails to take the opportunities available for improving the character and quality of an area …….should not be accepted’.

To conclude, I consider that the proposed front dormer extension would have a significantly detrimental visual impact upon the street scene and subsequently the character and appearance of Sabden Conservation Area.

I therefore recommend that planning permission be refused for the above reasons.

RECOMMENDATION: That permission be refused.
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