Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2013/0402/P

	Development Proposed:
	Proposed alterations including extension at first floor level and provision of new slated roof area to existing rear flat roof extensions at 10 The Sands, Whalley, BB7 9TL.

	CONSULTATIONS: Parish/Town Council

	Whalley Parish Council - No comments or observations received within the 21 day statutory consultation period.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 – Development Control.

Policy ENV7 – Protected Species.

Policy ENV16 – Development with Conservation Areas.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.

Whalley Conservation Area Appraisal.

Ribble Valley Core Strategy (Regulation 22 Submission Draft)

Policy DMG1 – General Considerations.

Policy DME3 – Site and Species Protection and Conservation.

Policy DME4 – Protecting Heritage Assets.

Policy DMH5 – Residential and Curtilage Extensions.

National Planning Policy Framework

Achieving Sustainable Development.

Section 7 – Requiring good design.

Section 12 – Conserving and enhancing the historic environment.

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

	Permission is sought for a first floor rear extension to a semi-detached property with elevations of stonework and render with a pebble dash finish.  The house is facing the site of Whalley Abbey and is within the Conservation Area of Whalley.

Historically the house has been extended with flat roofed rear ground and first floor extensions.  At ground floor it is proposed to square off the unusual round window projection and  install a lean to roof.  At first floor level it is proposed to extend the two storey projection by a further 1.65m and replace the flat roof with a hipped roofs.

In terms of impact on neighbouring amenity, I do not consider the works to the rear in the form of a minor first floor storey, and the erection of a mono-pitched roof over the existing single storey prohection and the ‘squaring off’ of this extension would not significantly impact on the existing light and privacy levels enjoyed by number 8 The Sands.  Nor would the enlargement of a first floor bathroom window compromise the amenities of number 12.  On the basis of this, I am satisfied that the extensions to the dwelling comply with policy and will not impact significantly on the existing amenities of neighbouring properties.

In respect of visual amenity and the conservation and enhancement of the conservation area, I am satisfied that the replacement of the existing flat roofs with hipped roofs of this nature would be a visual enhancement to the property and thus the conservation area in which the property is set.  The materials proposed would match those of the existing property.

A protected species survey dated the 18 April 2013 has been submitted due to the proposed removal of existing flat roofs and their replacement which found no evidence of bats using the property and considers the proposed building alterations are unlikely to cause disturbance or injury to bats or their roosts.

Therefore, taking the above comments into consideration I recommend the application 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: 29 MAY 2013














