
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: RH

	Application No: 
	3/2010/0941

	Development Proposed:
	Proposed Orangery to replace the existing conservatory on the side of the dwelling at Bridge House, 2 King Street, Whalley.

	CONSULTATIONS: Parish/Town Council

	No observations received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Conservation Officer (RVBC) – Recommends refusal of the application on the basis of its detrimental impact upon the character, appearance and significance of Whalley Conservation Area.

	CONSULTATIONS: Additional Representations

	No observations received.

	RELEVANT POLICIES:

	Policy G1 - Development Control

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

Whalley Conservation Area Appraisal (Conservation Studio, 2006)

	POLICY REASONS FOR REFUSAL:

	G1, H10, ENV16 - Incongruous development to the visual detriment of the property and the visual amenity of Whalley Conservation Area.

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

	The application relates to a distinct double fronted property situated on a corner plot at the junction of Whalley Road with Calder Vale within the main settlement of Whalley and the designated Conservation Area.

A upvc conservatory has been erected to the southern gable elevation of the property. There is no planning history of this development and it is likely that this was erected at a time when the G.P.D.O 2005 was relevant. In which case, this would not have required the submission of a planning application as its size was under the permitted allowance of 70 cubic metres and its height is no more than 4 metres.

Permission is now sought to remove the existing conservatory and replace with what has been described as an ‘orangery’. It is to measure 4m x 5.5m x 3.5m in height constructed of stone to match the existing property to the walls with upvc doors and windows and a glazed roof.  This development does require express consent according to the amended G.P.D.O 2008 by virtue of its location to the side of the property within a Conservation Area.

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’. Considering that there is an existing boundary fence between the applicant’s property and adjacent property No. 10 Calder Vale, which is also interspersed with shrubbery any impact of the proposal upon the amenity of neighbouring residents will be minimal.

As the property is located within a designated Conservation Area it is the visual impact of the proposal upon the character, appearance and significance of Whalley Conservation Area, which is the main consideration in the determination of this application.

The introduction to PPPS5 ‘Planning for the Historic Environment’ states that ‘those parts of the historic environment that have significance because of their historic, archaeological, architectural or artistic interest are called heritage assets’. The property has not been identified as a Building of Townscape Merit within the Whalley Conservation Area Appraisal  (Conservation Studio, 2006), however it is considered most certainly to be a non-designated heritage asset by virtue of its prominently sited position on approach to the centre of Whalley by car or foot, when travelling northwards on Whalley Road, and in particular when viewed from Whalley Bridge. The property is of traditional form and materials and was once part of one main dwelling, as No. 2 and 10 were historically one dwelling and were converted into two separate properties in the 1970’s. It is also shown on the 1848 and 1892 OS map. In addition, it is noted by the Conservation Officer that it ‘appears to act, together with the Grade II Listed Whalley Abbey lodge opposite, as a ‘gateway’ to Whalley’.. As such it is considered that the property makes a pleasing and positive contribution to the setting of Whalley Conservation Area.

The submitted Design and Access Statement is vey limited in detail and does not meet the requirements of Policy HE6 of PPS5 in terms of the submission of sufficient information to understand the significance of the heritage asset and the justification for the choice of design and materials. Therefore the decision made is based upon information that the authority has gathered in relation to the history of the property, an on-site evaluation as well as local and national policies.

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’.

Policy HE9.1 of PPS5 states that ‘there should be a presumption in favour of the conservation of designated heritage assets. Similarly Policy ENV16 of the Ribble Valley Districtwide Local Plan states that ‘the main elements of the Council policy are retention and enhancement’ and that within conservation areas ‘development will be strictly controlled’.

I note the applicant’s comments that the existing conservatory could be considered as not making a positive contribution to the conservation area and that the development as submitted would provide a visual improvement. However, the determination of the current application is to be determined on the basis of what is put forward as an application and what impact the development (irrespective of what currently exists) will have upon the character and appearance of the conservation area.

To the south of the property is a 2.7 metre high stone boundary wall which fronts Whalley Road, behind which is the properties rear garden. The majority of the extension when viewed in the public realm from Whalley Road and on the bridge would not be seen by virtue of this boundary wall, however the glazed roof would be higher than the boundary stone wall and as such be clearly visible. For comparison, the existing conservatory projects 0.3 metres above the height of the wall and the proposed extension would project a further 0.4 metres. In addition, the size of the extension would result in its closer proximity to the boundary wall (1.4 metres) and a larger expanse of glazed roof being visible within the public realm.

Part 117. of Policy HE10 with regards to setting, in the ‘Historic Environment Planning Practice Guide’ which accompanies PPS5 states that ‘the contribution that setting makes to the significance does not depend on there being public rights or an ability to access or experience that setting’. In consideration of this statement and with regards to this particular application it is considered that even though the majority of the proposed extension would not be viewed in the public realm the contribution that this building makes to the overall setting of Whalley Conservation Area is of significance, and the southern gable wall is considered to be its most prominent feature which contributes to the character of the property. The introduction of the development as proposed, in particular its size and the materials used are not considered appropriate and its position on this prominent gable elevation, will not contribute to, but instead detract from the positive features of the conservation area.

With regards to detailed design, The Whalley Conservation Area Appraisal (Conservation Studio, 2006) identifies the main weaknesses to the area as ‘plastic windows and doors on many of the unlisted historic buildings and threats as ‘continuing loss of original architectural details and use of inappropriate modern materials or details’.

It is considered that the design of the extension in particular the modern and ‘fussy’ detail proposed to the roof would protrude above the boundary wall and will be viewed as an obvious addition to this prominent gable elevation.

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’ and the Councils SPG ‘Extensions and Alterations’ which states that ‘poorly designed extensions will appear as stark features which are out of keeping with the original house’.

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’ and Part HE7. 5 of Policy HE7 in relation to the principles guiding the determination of applications for consent relating to all heritage assets states that ‘local planning authorities should take into account the desirability of new development making a positive contribution to the character and local distinctiveness of the historic environment. The consideration of design should include scale, height, massing, alignment, materials and use’.

To conclude, it is considered by virtue of the size, design and materials to be used, the proposal will not make a positive contribution to the historic environment and will be viewed in the public realm as an intrusive and incongruous development, which will not reflect the character, nor the appearance of the property to the detriment of the significance of this non-designated heritage asset and the setting of Whalley Conservation Area.

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

RECOMMENDATION: That permission be refused.
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