
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CB

	Application No: 
	3/2012/0717/P

	Development Proposed:
	Proposed pitched roof first floor rear extension at 43 Whalley Road, Sabden, BB7 9DZ.

	CONSULTATIONS: Parish/Town Council

	Sabden Parish Council - No comments or observations received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections.



	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

	POLICY REASONS FOR REFUSAL:

	Policies G1, H10 and ENV16 of the Ribble Valley Districtwide Local Plan, the SPG "Extensions and Alterations to Dwellings" and the NPPF - unsympathetic and incongruous additions, out of keeping with the style, character and appearance of the original dwelling, which would be harmful to the character, appearance, and significance of Sabden Conservation Area.

	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. The building to which this application relates is defined as a Building of Townscape Merit in the Sabden Conservation Area Appraisal and is therefore classed as a non-designated heritage asset. The whole of the terrace row to which this building forms part are also designated as Buildings of Townscape Merit.

Permission has previously been granted for a single storey flat roof extension at the rear of the property (Planning Application 3/2012/0473/P).  Permission is now sought for a first floor pitched roof addition over part of this extension.  The first floor proposed would have a 3.0m projection, a width of 2.2m, an eaves height of 4.8m, and a ridge height of 5.5m.  The remainder of the single storey addition would be covered with a lean to roof. The adjoining neighbour, no.45 has also applied for a two storey extension, albeit with slightly difference dimensions and window proportions which is also under consideration.

This property, located within Sabden Conservation Area, is a Building of Townscape Merit, as identified within the village Conservation Area Appraisal.  Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 places the duty on local planning authorities in the exercise of planning functions to pay special attention to the desirability of preserving or enhancing the character or appearance of a conservation area. Paragraph 131 of the NPPF states, in determining planning applications, local planning authorities should take account of: the desirability of new development making a positive contribution to local character and distinctiveness.  Similarly, the ‘saved’ Ribble Valley Districtwide Local Plan Policy ENV16 states in the explanatory text that the main elements of Council policy are ‘retention and enhancement’. The policy itself states that ‘within conservation areas development will be strictly controlled to ensure that it reflects the character of the area in terms of scale, size, design and materials’. The Conservation Studio’s Conservation Area Management Guidance also notes; “there is a general presumption in favour of retaining all Buildings of Townscape Merit…The Council will consider very carefully all applications to alter or extend such buildings”.

The Council’s SPG on extensions and alterations considers the design of the extension to be a key consideration, warning that poorly designed extensions will appear as ‘stark features which are out of keeping with the original house’. The SPG promotes extensions, which have a good visual relationship between the original building and subsequent additions, and that extensions ‘should not dominate the original house’.  Within designated areas, including conservation areas and the Area of Outstanding Natural Beauty any development is expected to contribute to the character of that area. The Sabden Conservation Area Appraisal specifies it “is the mill workers’ houses, as opposed to the mills, that give the conservation area its special historic character and appearance”.  
In considering all of the above; I have serious concerns that the erection of a two storey extension in the manner proposed extension would appear as an uncomfortable and awkward addition, jarring against the existing cat slide roof, that would dominate the rear elevation of the property.  Its scale, design, including fenestration details, and its massing would ultimately detract from the current simplicity of this historic mill workers cottage, a non-designated heritage asset.  Moreover, the extension would abut a cat slide roof.  The extension would visually jar against this current roof profile and detract from the existing pleasant arrangement.

Although the extension has been designed to be similar in its appearance to the historic extension at no.47, I consider that this addition already detracts from the rear of this terrace row, and appears incongruous. The erection of the extension proposed would, in the main, assimilate this, causing further harm to the character, and appearance of the terrace row, as well as diluting its heritage significance. I therefore conclude that the proposal is contrary to both local and national planning policies and should therefore be resisted.

It is also a consideration, that no.45 similarly proposes a first floor extension. If permission was granted for the proposed extensions at both nos. 43 and 45 Whalley Road, positioned directly adjacent to the existing two storey extension at no.47, the cumulative impact of all the works would cause a significant harm to the character and appearance of these dwellings, which further compounds my view that the extension proposed would be unacceptable in this designated area; the conservation area and AONB.

In terms of residential amenity, as a two storey extension is proposed at no.45 Whalley Road, the two storey addition would not cause a loss of light to these neighbours.  

With regards highway safety, the Highway Authority has raised no objections to the proposal.

Taking all of the above into consideration, in the interests of safeguarding the character and appearance of the conservation area and the Area of Outstanding Natural Beauty I thus recommend the application accordingly.

	RECOMMENDATION: That permission be refused.
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