Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/0472/P

	Development Proposed:
	Pitched roof single storey rear extension and two conservation area rooflights to rear roofslope of the property at 45 Whalley Road, Sabden BB7 9DZ.

	CONSULTATIONS: Parish/Town Council

	Sabden Parish Council - No comments or observations received within the 21 day statutory consultation period.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Highways – No objections to the proposal.

United Utilities – No objections to the proposal.

	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy ENV16 – Development within Conservation Areas

Policy H10 – Residential Extensions

Policy SPG – Extensions and Alterations to Dwellings

Sabden Conservation Area Appraisal and Map

Historic Environment Planning Practice Guide

Planning (Listed Buildings and Conservation Areas) Act 1990

National Planning Policy Framework

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

	This is an application relating to a mid terraced property on the north side of the Whalley Road in the centre of Sabden.  The village of Sabden is within the Forest of Bowland Area of Outstanding Natural Beauty and part of the village is designated a Conservation Area and the building to which this application relates is defined as a Building of Townscape Merit in the Sabden Conservation Area Appraisal. The whole of the terrace row to which this building forms part are also designated as Buildings of Townscape Merit.

A previous application, 3/2012/0062/P, sought extensive additions affecting both the front and rear elevations of the property, including, insertion of a roof light to the front roof slope of the property; and at he rear of the property - a flat roof dormer on the rear roof slope, the erection of a two storey extension with a balcony, and the addition of a flat roof extension on the rear of this.  This was refused due to the inappropriate design, subsequent adverse affect on the property itself, the character and appearance of the conservation area and the character and distinctiveness of the AONB.  The application was also refused due to the adverse impact on neighbouring amenity resulting from overlooking and loss of light and overshadowing/ overbearing. 

Permission is now sought for a single storey pitched roof rear extension and for roof lights to the rear roof slope only.  The single storey rear extension would project from the rear wall of the original property by 4.75m, would have a width of 3.3m x 2.3m to eaves height and 3.35m to the ridge.  The extension would be rendered, have a slate roof cover and have one roof light The description of development initially included a flat roof dormer, due to the Applicant/ Agent being unaware that this aspect formed part of the previous reasons which formed the refusal, consequently amended plans were received, dated the 29 June 2012, removing the dormer and in its place inserting large conservation style roof lights in to the rear roof slope.  The size of these were considered to be excessive at 1340mm x 980mm and 1180mm x 780mm as the rear roof slope of this row of terraces is unadorned albeit with the exception of no.43 Whalley Road which has one sole roof light.  After discussions with the Council’s Building Surveyors, it is apparent that the preferred method of escape from a third storey such as a loft, is through an internal sealed route.  After discussions with the Agent and through negotiation, additional amended plans have subsequently been received dated the 13 July 2012 which has reduced the size of the two roof lights to 660mm x 1180mm and repositioned them slightly to give a balanced appearance.

Visually, the rear extension would appear as a subordinate addition and I am satisfied that the extension would not cause substantial harm to the Building of Townscpae Merit.  With regards the roof lights in the rear roof slope, the reduction in size from that proposed and the use of conservation roof lights would make this application difficult to resist.

In relation to neighbouring amenity, due to the extent of projection the extension would still result in an unacceptable loss of light to the residents of no. 43 Whalley Road.  Notwithstanding this, these residents have submitted an application, 3/2012/0473/P, seeking permission for a single storey rear extension projecting some 3.6m, as this is the case there would be no loss of light as a result of the extension proposed.  

Taking all of the above in to consideration I thus recommend the application 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 or adverse effect on the character and appearance of the conservation area.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














