Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2013/0885

	Development Proposed:
	External wall insulation. Rendering to match at 6 Kirklands, Chipping.

	CONSULTATIONS: Parish/Town Council

	Parish 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:

	Ribble Valley Districtwide Local Plan:

G1 – Development Control.

ENV1 – AONB.

Ribble Valley Core Strategy 2008-2028 (Regulation 22 Submission Draft):

DMG1 – General Considerations.

DME2 Landscape & Townscape Protection.

NPPF (National Planning Policy Framework)

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

	This application seeks consent for the installation of external wall insulation and re-rendering of the existing property. The development site is a semi-detached property with a dual pitched roof and rendered elevations finished with pebbledash. The site is located within the Forest of Bowland AONB. It is also just to the East of the Chipping Conservation Area, however it is not located within the Conservation Area.

The dwellings that make up Kirklands are predominantly semi detached properties with dual pitched roofs finished with pebbledash render. The design and appearance of these properties are not of the traditional vernacular of buildings within the AONB. As such I do not consider that they are of any particular architectural merit that forms part of the core fabric of the AONB. Nevertheless given the site’s location within the Forest of Bowland AONB it is important to be mindful of preserving or enhancing the character, setting appearance and visual amenities of the designated landscape.

The proposed development consists of the installation of an external insulation system. The aim of which is to increase the thermal efficiency of the property and as result reduce energy consumption and bills for the occupants. 

The system is installed by stripping back the existing exterior render to the underlying substrate. Upon this an insulation layer is fixed followed by a combination of membranes after which exterior render is then reapplied. 

It should also be noted that a similar application proposing the same scheme is currently under consideration at the adjoining property of No.5 Kirklands (Application No: 3/2013/0907). 

The exterior render finish can be varied to match the existing dwelling. When originally submitted it was proposed to use a finish known as Snowdrop White. On site inspection it was considered that this would be unsuitable. The existing render finished, whilst weathered is a darker, stone/biscuit type colour. It was considered that white would have stood out too much and appeared incongruous; therefore being damaging to the AONB but also the general built environment.

Given the scheme is to be implemented on a individual basis and there is not one common property owner it is perhaps even more important to match the render finish as accurately as possible to prevent creating stark visual differences between the properties which have undertaken such works and those that have not.

In this particular instance it has been considered that a more appropriate exterior finish would be to use ‘Earth’ coloured render over which a ‘Derbyshire Spar’ aggregate render will be applied. It is accepted that it would be impossible to achieve an exact match as the existing covering has been in place for numerous years and will have weathered. However I am satisfied that the agreed materials are at least a good match which will if implemented on a piecemeal basis will not appear conspicuous or stark. 

The system acts as a second skin to the building. As a result architectural features such as window reveal depths can be increased, where adjoining properties don’t both implement the system a visible step can been seen and can in some instances be in region of 60-70mm. Beading is applied at joins and corners to create a tidy finish and at common boundaries. There will always be a risk of one property undertaking the works and an adjoining property not undertaking them. This will create differences and potentially visible breaks and steps between properties. However this is a risk that is near impossible to control and mitigate; but I feel it would be unreasonable for the LPA to prevent such works on the basis of piecemeal adoption or implementation. 

The application of a second skin as discussed above can change some architectural features. The consideration that has to be taken is whether this change is deemed to be harmful and to an extent that would warrant the refusal of consent on such grounds.

Green energy solutions and energy efficiency schemes are increasing in popularity given the general background of increasing energy prices and general energy security.  

The challenges presented by climate change are a topic area of the NPPF. Paragraph 95 of the NPPF states; ‘To support the move to a low carbon future, local planning authorities should:

· Plan for new development in locations and ways which reduce greenhouse gas emissions;

· Actively support energy efficiency improvements to existing buildings; and

· When setting any local requirement for a building’s sustainability, do so in a way consistent with the Government’s zero carbon buildings policy and adopt nationally described standards.

As such I would argue that NPPF supports the principle of energy efficiency improvements. Clearly this cannot be seen, as a simple issue of any energy efficiency measures should be considered acceptable. Each has to be judge on its own merits within the context of a specific site. 

In this instance the development site is within the Forest of Bowland AONB and also close to the Chipping Conservation Area. The proposed works will have a degree of visual impact upon the character and setting of the existing dwelling, particularly when viewed from close quarters. However in a winder more general context of viewing the site within the built environment I do not believe the works would be readily visible or be significantly different from the current appearance of the dwellings . Certainly not a point where the scheme would appear incongruous and stand out and merit refusal on such grounds.

The proposed works do not result in the dwelling increasing in footprint or floor space. As such I do not expect the development to have any impact upon the residential amenity of the area.

As discussed above any development within the AONB or a Conservation Area must preserve and/or enhance the character, setting and visual amenities of the AONB or Conservation Area. Having considered the submitted details I am of the opinion that the proposals would preserve the existing character of the designated landscapes. The works will lead to a subtle change in certain aspects of the dwelling but I do not feel that these would be of such significance as to warrant the refusal of planning consent on such grounds; particularly when set within the wider context of the setting of the dwellings and the intended energy efficiencies and benefits.

I therefore see no material objections to the granting of this consent and recommend accordingly.  

	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.



	RECOMMENDATION: That conditional planning consent be granted.


DATE INSPECTED: 6th November 2013














