Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SK

	Application No: 
	3/2013/0367

	Development Proposed:
	Listed Building consent for a proposed single storey garden room to rear of property, 96 Whalley Road, Clitheroe, BB7 1EE

	CONSULTATIONS: Parish/Town Council

	No response

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Victorian Society - No response

Council for British Archaeology - No response

Society for Protection of Ancient Buildings- No response

The Georgian Group - No response

Ancient Monuments Society - No response



	CONSULTATIONS: Additional Representations

	N/A

	RELEVANT POLICIES:

	Town and Country Planning (Listed Buildings and Conservation Areas) Act 1990.
Ribble Valley Districtwide Local Plan:

Policy G1 - Development Control.

Policy ENV19 – Development of Listed Buildings.

SPG – “Extensions and Alterations to Dwellings”.

Ribble Valley Core Strategy (Regulation 22 Submission Draft):

Policy DMG1 – General Considerations

Policy EN2 – Landscape & Townscape Protection

Policy DME2 – Landscape & Townscape Protection
Policy EN5 – Protecting Heritage Assets

Policy DME4 – Protecting Heritage Assets


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

	Consent is sought for Listed Building consent for the erection of a proposed single storey garden room to the rear of 9r Whalley Road, Clitheroe.

The application property is a mid terrace property, Grade II listed fronting Whalley Road, the listing description makes reference of number 96 being part of a grouping (No.s 64-164) and being of local interest only. The property is a split-level property of two storeys in appearance from the front elevation and three storeys from the rear.  The property is of a typical cottage-style terrace being of stone faced construction with minimal detailing reserved to stone window surrounds, heads and cills.

The rear garden area to the property, due to the differing land levels to that of the front is accessed from the upper floor by a concrete staircase and is also accessed via a door at lower ground level via the dwellings kitchen.

The proposed garden room protects rearward approximately 4000mm to match the extents of the aforementioned staircase and seeks to infill the area between the properties south east elevation and that of the staircase, the extension will be approximately 2675mm at eaves and 3430mm in height when taking into account the roof lantern. 

In considering the application I am also mindful of the preservation of residential amenity and do not consider that the proposal would result in a significant impact upon residential amenities.  
It is proposed that the sunroom be of stone-faced construction to match the existing dwelling with timber bi fold doors opening onto the rear garden area. The sunroom also benefits from a roof lantern arrangement to allow the proposed extension to benefit from additional natural light. The neighbouring property to the south (No.98) has previously benefitted from a timber structured rear extension/sunroom with a glazed roof and lead ridge detailing I therefore do not consider that the current application would result in the introduction of an incongruous feature or be of visual detriment to the appearance of the existing dwelling of wider area.

The application has benefitted from pre-application advice (Ref: RV/2012/ENQ/00218) proposing a standard rearward projecting UPVC conservatory.  The applicant was advised that such a proposal would be unlikely to be viewed favourably given the appearance of the existing dwelling and its Listed status, it is also understood that at this stage it was the applicants intention to remove the existing external staircase.

It should be noted that there are queries/inconsistencies regarding eaves detailing to the south elevation but it is considered that these matters can be resolved through the attachment of planning condition without prejudicing the recommendation of the application.

In assessing the appropriateness of the extension in relation to the character of the existing dwelling and its role within the identified conservation area I am mindful of S.72(1) of the Town and Country Planning (Listed Buildings and Conservation Areas) Act 1990 and in light of the above considerations consider the proposal acceptable.
As such, it is for the above reasons that I recommend accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, nor would it have a significant visual impact or be of detriment to the appearance of the listed building or the visual amenity of the wider area.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 05/06/2013














