Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2012/0351/P

	Development Proposed:
	Proposed two-storey side extension to create extended lounge and additional bedroom at 51A Derby Road, Longridge, Lancashire, PR3 3JT.



	CONSULTATIONS: Parish/Town Council

	Longridge Town Council – No observations or comments received within the statutory 21-day consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (County Surveyor) – No objections to this proposal.

United Utilities – No objections.


	CONSULTATIONS: Additional Representations.

	One letter has been received from a nearby neighbour who wishes to raise the following points of objection to the application.

1. Changes to entrance to the flat,

2. Unauthorised use of my forecourt as a play area by children living at the flat,

3. Cars parked visiting the property block my access,

4. Impact on amenity, and

5. Ultimately this will cause further aggravation between neighbours and myself.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 – Residential Extensions.

Policy ENV16 - Development Within Conservation Areas.

NPPF.

Longridge Conservation Area Appraisal (adopted April 2007).

Planning (Listed Buildings and Conservation Areas) Act 1990 (as amended).



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

	51a Derby Road is a one bedroom dwelling created following an application in 1992 to separate the existing dwelling (no. 51) into two.  This application seeks permission to add a two storey side extension to the existing one bedroom dwelling in order to,

1. relocate the stairs,

2. create a larger lounge and kitchen area at ground floor,

3. space for a second bedroom, and,

4. create a shower room instead of a bathroom.

The extension will have a footprint of 3.775m x 2.843m, and will have a lean-to roof to join the main roof slope.  The application also seeks alterations to the existing windows at first floor within the small dwelling, swapping the two obscure glazed windows for one single window, the opening light of which shall be obscurely glazed and the fixed clear.  An existing small window in the north elevation will be replaced with a fixed, obscurely glazed light.  The extension requires the demolition of part of the existing garden wall however the rest will remain to form an enclosed yard area for the property.  The main issues to consider with respect to this application are the design of the scheme, the potential impact the proposal will have on the character of the building and its setting within the Longridge Conservation Area, and whether it will have an impact on the amenity of occupiers of nearby dwellings.

In assessing the impact of the proposal on the Longridge Conservation Area and the consideration that the building in question is considered to be of ‘Townscape Merit’, the following relevant Acts and Policies are considered important when considering this proposal.  Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 places the duty on a LPA to pay special attention to the desirability of preserving or enhancing the character or appearance of a conservation area when considering development proposals.

The National Planning Policy Framework (27 March 2012) states at Paragraph 17 ‘Core Planning Principles’ that Local Planning Authorities should ‘conserve heritage assets in a manner appropriate to their significance, so that they can be enjoyed for their contribution to the quality of life of this and future generations’.  With regards to the design of proposed schemes, Paragraph 56 states, “The Government attaches great importance to the design of the built environment. Good design is a key aspect of sustainable development, is indivisible from good planning, and should contribute positively to making places better for people”.
Paragraph 131 of the NPPF states “In determining planning applications, local planning authorities should take account of:

●
 the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable uses consistent with their conservation.
Policy ENV16 of the RVDLP states ‘The desirability of preserving or enhancing the character or appearance of a conservation area will also be a material consideration in deciding development proposals outside the designated area which would affect its setting or views into or out of the area’.
The property, 51 and 51a Derby Road, have been classed as two separate properties for around 20 years, however when viewed from the streetscene, the frontage of no. 51 Derby Road remains the focal point of this building, and it is this elevation that is considered to be the most prominent and visible from within the Conservation Area.  Policy ENV16 of the Local Plan states that ‘The desirability of preserving or enhancing the character or appearance of a conservation area will also be a material consideration in deciding development proposals outside the designated area which would affect its setting or views into or out of the area’.  Given the proposed development and extension of no. 51a involves the to the rear of the property, which is only marginally viewed from Derby Road, the proposal is considered acceptable.  The design of the extension seeks to minimise the visual impact of the scheme whilst at the same time providing additional space, and preserving the main character features and character frontage of the property, in line Paragraph 17 of the National Planning Policy Framework which states ‘the Government’s objectives for planning for the historic environment are to conserve heritage assets in a manner appropriate to their significance’.

With regards to the developments impact on the amenity of the adjacent neighbouring dwelling, given this is already a separate dwelling, the main changes involve windows at first floor level.  The proposed extension will effectively block an existing bedroom window, thereby improving amenity, with a smaller clear glazed window being introduced nearer to the main dwelling, no. 51.  On this basis, whilst I am mindful of the points of objection from the nearby neighbours, the design, scale and materials proposed for the extension are considered to be acceptable for this location, as well as preserving the defining features of this Building of Townscape Merit; and as the scheme will have an acceptable impact on the amenity of the occupiers of the adjacent properties, the application is therefore recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal is in accordance with the relevant policies and guidance relating to such development, as it would not have any seriously detrimental effects upon visual amenity, the amenities of nearby residents, highway safety and nor will it have an adverse affect upon the setting of the Conservation Area.



	RECOMMENDATION: That conditional planning permission be granted.
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