Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2012/0918/P

	Development Proposed:
	Proposed single storey side extension as a garden room and one and a half storey oak frame extension at rear to provide covered parking and work from home office.  Replacement of all existing uPVC windows and doors with painted timber.  Work to form part of scheme to reinstate property following severe flood damage to Cross House, Broad Lane, Whalley, Lancashire, BB7 9TW.



	CONSULTATIONS: Parish/Town Council

	Whalley Parish Council – No objection to this application.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways Officer - No objection in principle to this application on highway safety grounds.  The proposed improvements and renovation work to bring this property back into full use will have no detrimental impact on the adjacent highway at Broad Lane.


	CONSULTATIONS: Additional Representations

	No additional representations have been received.



	RELEVANT POLICIES:

	National Planning Policy Framework.
Policy G1 - Development Control.

Policy ENV16 – Development within Conservation Areas.

Policy ENV17 – Details required with proposals in Conservation Areas.

Policy H10 – Residential Extensions.

SPG – “Extensions and Alterations to Dwellings”.

Whalley Conservation Area Appraisal.

Planning (Listed Buildings and Conservation Areas) Act 1990.

Core Strategy 2008/2028 - A Local Plan for Ribble Valley Regulation 22 Submission Draft

DMG1 – General Considerations.

DME4 – Protecting Heritage Assets.

DMH5 – Residential and Curtilage Extensions.


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

	This application has been submitted following Pre-Application discussions between the Council and the Agent.  Advice was given at the time based on details originally submitted, and the plans submitted with this formal application have been altered in accordance with those views.

 

Cross House is a small one and a half storey cottage dating to the later half of the 19th Century.  The site itself was included as a new extension to the Whalley Conservation Area in 2007, and The Whalley Conservation Area Appraisal states it is notable for its Gothic drip moulds over the windows and front door, and for its stone late scantle roof.  The original frontage of dwelling faces directly onto the Grade II Listed Whalley Viaduct (also included within the new extension to the Conservation Area), and is visible as you drive out of Whalley underneath the Grade I Listed North-West Gateway to Whalley Abbey.  The extension to the rear elevation (west facing) was constructed in 1979/80 with a lean-to roof, which was replaced with the pitched roof in situ in 1999/2000 following fire damage.  The proposal discussed on site seeks to further extend the property to suit a growing family as well as taking into account other work required following damage to the ground floor during recent floods.  The following is an assessment of the presently submitted revised scheme.

 

The proposed oak framed extension to the rear elevation (west facing) has been designed to be subservient to the extension as well as the main dwelling, and its roof will be in the same materials so that it blends seamlessly with the existing property.  This extension will be partially visible from the public right of way along Ridding Lane however the existing mature trees to the west of the site provide a significant level of screening and as such there is considered to be no significant visible impact on the views into the Conservation Area.  The revised plan shows this extension pushed back slightly from the Ridding Lane elevation, which will reduce its visual impact from the PROW, in order to allow the garden room extension to the side (northern) elevation of the building to be added to the modern extension as opposed to being built off the corner of the original quoins of the property.  This element was considered to potentially be an issue following an initial assessment on site due to the prominence of the front elevation of the building and that the building is considered to be of "Townscape Merit", however this scheme has been amended in line with my suggestions and I have no objections to the garden room extension.  The garden of this property is enclosed and private and as such view of the extension from the adjacent public highway will be minimal.  The existing uPVC windows and doors within the property are being removed and replaced with painted timber ones, and the external materials will match those used in the existing dwelling.

Therefore, I have no objections to the scheme put forward and I recommend this application accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given nature would not result in a significant detrimental visual impact upon the property itself, upon the setting and character of Whalley Conservation Area, it would not impact on nearby residential amenity, and nor would it have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: Sep & Nov 2012








