Ribble Valley Borough Council                                                                  
DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2011/0274

	Development Proposed:
	Proposed Orangery to replace existing conservatory. Re-submission of planning application 3/2010/0941 at Bridge House, 2 King Street, Whalley.

	CONSULTATIONS: Parish/Town Council

	Whalley Parish Council – The application is supported as an improvement but it would be preferable to be timber rather than UPVC.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Nearby Residents

	One letter of objection has been received from a neighbouring resident who wishes to raise the following concerns:

· Loss of privacy

	RELEVANT POLICIES:

	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

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

	This application is the re-submission of a previously refused decision for the erection of an orangery to the southern gable elevation of the property. The property is designated as a ‘Building of Townscape Merit’ and as outlined in my previous report is considered to be a ‘Heritage Asset’ as per the guidance in PPS5 ‘Planning for the Historic Environment’. The property is 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.

The previous application was refused on the basis of its visual impact upon the appearance of the property and Whalley Conservation Area due to its size, the materials used and ‘fussy’ design detail.

This application has sought to address previous concerns by reducing the height of the extension by 0.5 metres and altering the design so that it measures 4m x 5.5m x 3m in height. The orangery now proposed is more simplistic in design and it is considered that the materials used in its construction are more sympathetic and in-keeping with the locality. The extension is still modern in appearance, however due to its design and size it is considered that it will not visually detract from the appearance of the property when viewed within the public realm. The proposal would not result in an incongruous or intrusive development as it would not mask the southern gable elevation of the property and only the roof would be partially visible from above the high stone boundary wall adjacent to the roadside. The proposal would provide a visual improvement upon the existing white upvc framed conservatory and will ensure that the overall appearance of the property makes a positive contribution to the character and local distinctiveness of the historic environment.

I note the concerns from a neighbouring resident with regards to loss of privacy as a result of the proposal. The existing conservatory is fully glazed and there is mature planting on the common boundary between the applicant’s property and No. 10 Calder Vale. Therefore I consider that the proposal will not make the current arrangement significantly worse, and the planting on the common boundary is sufficient to ensure that any loss of privacy to the amenity of neighbouring residents will be minimal.

Therefore, I do not consider this application would cause a significant detrimental impact on the visual amenity of the area or on the residential amenity of the occupiers of the surrounding properties. As such, the application is recommended accordingly.


	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 17/08/2011














