Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2012/0771

	Development Proposed:
	Proposed demolition of the existing rear extension. Provide new single storey rear and part side extension at Amberley, Beechthorpe Avenue, Waddington.



	CONSULTATIONS: Parish/Town Council

	No representations have been received 


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No representations have been received.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	G1 – Development Control.

ENV1 – AONB.

ENV16 – Conservation Areas.

H10 – Residential Extensions.

SPG – Extensions and Alterations to Dwellings.

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

	Planning permission is sought for the demolition of the existing rear extension and the erection of a replacement single storey rear and part side extension at Amberley, Beechthorpe Avenue, Waddington. The development site is located within the Waddington Conservation Area and the Forest of Bowland AONB.

Amberley is a semi detached property which fronts Beechthorpe Avenue. The existing dwelling has rendered elevations throughout under a slate roof, with UPVC fenestration details. The property is thought to date from around the 1960s according to the Waddington Conservation Area Appraisal conducted in 2005 and with other properties on Beechthorpe Avenue are somewhat modern additions to the area, which have subsequently seen alterations since construction. Whilst the development is located within the Waddington Conservation Area and the AONB it should be stressed that the property itself is not of particular historic or architectural significance.

At present there is a mono pitched lean to extension to the rear of the property, which projects 3.59m from the rear of the dwelling and measures 2.78m in width. It is proposed that this will be demolished and replaced with a new single storey rear and part side extension.

The proposed extension will project 4.1m from the rear of the existing dwelling and measure 5.9m in width; this would result in a side projection beyond the existing side elevation of approximately 1.5m with the side extension continuing down the existing side elevation of the dwelling by 3m. The proposed development will be built to an eaves height of 2.5m and an overall height of 3.7m. The proposed development is to be rendered under slate roofs to match the existing dwelling.

I am of the opinion that the scale, massing and design of the proposed development would be in keeping with the existing dwelling. The material increase in the size of the dwelling will be modest. The only impact upon the streetscene would the 1.5m projection of the small side extension.  

The properties along Beechthorpe Avenue are in quite close proximity to one another. The proposed development would be located 0.36m from the rear extension of the adjoining property and project approximately 0.5m further. Having considered the submitted details I do not believe this additional projection of the proposed development would cause significant harm to the residential amenity of the adjoining property. The part side extension would result in a smaller gap between the side elevation of Amberley and the neighbouring property however I do not believe this would be to the detriment of residential amenity. The existing properties already have a number of windows in the ground floor side elevation which oppose one another. The proposed development would actually lead to a reduction in the number of window and door openings along this elevation. Therefore to an extent this would improve the residential amenity of the area.

As discussed above the development site is located within the Waddington Conservation Area and the Forest of Bowland AONB. Consideration must therefore be given to the impact the proposed development will have upon these two designated areas. Development that would cause adverse harm to the character, setting and visual amenities of either area would be considered inappropriate. Having considered the proposed development I do not believe this would be the case in this instance. The development site is of no particular historic or architectural significance. Therefore the proposed development would not be causing direct harm to the historic fabric of the Conservation Area. Nor would it be in a position whereby it would cause significant detrimental harm to the character or setting of a heritage asset. 

A key test of development within a Conservation Area or the AONB is whether it would preserve and or enhance the character and setting of either designation. I am of the opinion that whilst not enhancing the Conservation Area or the AONB it would not cause unacceptable harm, certainly not sufficient to warrant the refusal of planning permission. 

Having considered the proposed development, I can see no material objection to the granting of planning permission. 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 approval is granted.


DATE INSPECTED: 7th September 2012.














