Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB/CMS

	Application No: 
	3/2012/0570/P

	Development Proposed:
	Proposed two storey extension to the rear of 28 Wesley Street, Sabden

	CONSULTATIONS: Parish/Town Council

	Parish /Town Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No representations have been received.

	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.

Policy SPG – “Extensions and Alterations to Dwellings”.



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

	Planning permission is sought for the erection of a two-storey extension to the rear of 28 Wesley Street, Sabden.  The development site is a mid terraced two-storey dwelling which fronts Wesley Street.  The dwelling is located within the Sabden Conservation Area, and the Forest of Bowland Area of Outstanding Natural Beauty (AONB).  The dwelling is also identified as a Building of Townscape Merit within the Conservation Area Appraisal.  It should be noted that this designation covers the entire row of terraced dwellings along Wesley Street and is not specifically unique to the development site.

The proposed development consists of a two-storey rear extension to the rear of the dwelling.  The proposed development will project 3.25m from the rear of the existing dwelling, measuring 4.25m in width.  The proposed development will stand to an overall height of 5.6m.  The development will be constructed from rendered block work to match the existing dwelling under a dual pitched slate roof.  Timber doors and windows are proposed along with the insertion of two roof lights in the rear roof slope.

The applicant has submitted a bat survey, which states that no evidence of bats hibernating, feeding or roosting was found on site; although they were seen flying overhead.  However to ensure that, in the event of being found on site, bats are afforded the correct level of protection I proposed to recommend the use of an appropriate condition.

The development site is also located within flood zones 2 and 3.  As a result of this the applicant has submitted information detailing flood resilience measures they propose to incorporate into the development.  These measures are considered to be appropriate for the nature of the proposed development.

Historically the terraced houses would have been for the villages millworkers.  However the dwellings are now general housing stock as there are no industrial activities in the village.  The front facades of the dwelling and their character have been retained.  The most common addition being the erection of small porches at various dwellings along the row.

To the rear of the terraced row various rear extensions have been constructed.  The dwelling immediately next door to the development site has an extension that is identical in size, scale and appearance to the one proposed in this application.  This dates from the late 1970s early 1980s pre-dating the adoption of the Conservation Area.

The proposed development will be clearly subservient to the existing dwelling, with the proposed ridge height substantially lower than that of the original dwelling.  Having visited the site I do not consider there would be an adverse impact upon residential amenity in the area.  Wesley Street is located on a hill which descends back towards the village centre.  This results in a change in floor levels at various intervals along the hill.  The neighbouring dwelling of number 30 sits higher than the development site.  This results in the ground floor windows of No. 30 being located between the ground floor and first floor windows of No. 28.  In contrast the neighbouring dwelling going down the hill; no 26, is on a similar level to the development site.

The rear of the terraced row is extremely well obscured from public view.  I am therefore confident that the proposed development will not adversely harm the character and setting of the streetscene.  Furthermore that the character and setting of the Conservation Area will be retained as will the character and setting of the AONB.

Having considered the proposed development I am of the opinion that it would be in keeping with the character and appearance of the area, without becoming an obtrusive feature.  Therefore ensuring the character and setting of the Conservation Area and the AONB are retained.  I therefore recommend accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant visual impact on the building or adverse affect upon the setting of the Conservation Area. 



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 11 July 2012














