Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB/CMS

	Application No: 
	3/2012/1068/P

	Development Proposed:
	Proposed new front porch and pitched roof alterations to the rear two-storey outrigger at 16 Whins Avenue, Sabden

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No observations received.

Environment Agency - No observations received.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.

Ribble Valley Core Strategy (Regulation 22 Submission Draft)

Policy DMG1 – General Considerations.

Policy DME2 – Landscape and Townscape Protection.

Policy DME4 – Protecting Heritage Assets.

Policy DMH5 – Residential Extensions.



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

	Planning permission is sought for the erection of a new porch to the front elevation and pitched roof alterations to the rear two storey outrigger at 16 Whins Avenue, Sabden.  The development site is a mid-terraced property situated within Whins Avenue, north of Whalley Road and is situated towards the western boundary of the Sabden Conservation Area.  The terrace of cottages is thought to date from around 1810 and were built by the Bury family for the workers employed in the lower printworks in Whalley Road.  The development site is located within the Sabden Conservation Area, within which 16 Whins Avenue has been designated as a Building of Townscape Merit.  The site is also located within the Forest of Bowland AONB.

The proposed porch to the front of the dwelling will project 1.2m from the front of the existing dwelling and measure 2.1m in width.  The porch would stand to an overall height of 3m and be constructed from rendered walls under a dual-pitched roof finished with stone slates.

The other works proposed consist of alterations to the existing two-storey outrigger to the rear of the dwelling.  At present the second storey has a mono pitched roof which is built into the existing rear roof slope of the dwelling.  It is proposed to alter this to form a dual pitched cross-wing type structure.  To achieve this it is proposed to lift the roof approximately 1.25m.  As a result of this a larger window is to be installed in the gable end elevation at first floor.  The exterior walls and roof are to be finished with materials to match the existing dwelling.

The key considerations in the determination of this application are the impact the development will have upon the character, setting and visual amenities of both the Conservation Area and the AONB, the impact development will have upon the character of the existing dwelling and what impact development would have upon the residential amenity of the area.

With regard to the proposed porch, many of the dwellings within the terrace already have front porches.  The development site is perhaps in the unique position of not having a front porch.  The proposed porch would be in keeping with the adjoining properties by virtue of its scale and design.  I therefore do not anticipate that the erection of a porch would have a detrimental affect upon character, setting or visual amenities of the Conservation Area or the AONB.  Nor do I expect the proposed porch to have a detrimental impact upon the residential amenity of the area.

Having considered the submitted details I am of the opinion that the works proposed to the rear outrigger roof would be in keeping with the character of the existing dwelling.  The rear of the existing terrace has seen various additions and alterations over time of varying scales, sizes and design.  In comparison to these the works proposed within this application may be considered to be relatively minor.  If constructed the alterations to the roof would still ensure that the character of the two-storey outrigger and its scale in relation to the main dwelling would be retained.  I am therefore of the opinion that the character and setting both Conservation Area and the AONB would be preserved.

Alterations and extensions to terraced dwellings can in certain circumstances present issues surrounding residential amenity.  This is due to the properties being in close proximity to one another, creating issues of overlooking or the loss of natural light.  Due to the scale of the proposed roof lift I do not anticipate that this would result in the loss of natural light to adjoining properties.  It certainly would be no greater than may already be the case.  With regard to overlooking the proposals would not result in development extending closer to the boundary of the site.  Therefore I am satisfied that the proposed works would not adversely harm the residential amenity of the area.

The raising of the roof would create a more usable and accessible space within the existing bathroom.  As such it could be considered that works would be of benefit to the property as they would provide a more functional internal space whilst ensuring much of the exterior character and appearance would be retained.

Having considered the submitted details, I am satisfied that the proposed works would be sympathetic to the character and setting of the dwelling and if constructed would ensure the character and setting of the Conservation Area and the AONB would be preserved, as would the residential amenity of the area.  I therefore see no material objections to the granting of this planning permission and 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: 20 DECEMBER 2012














