	Report to be read in conjunction with the Decision Notice.

	

	Application Ref:
	3/2016/1203
	[image: image1.jpg]&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk





	Date Inspected:
	17/02/2017
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Replacement of bay window, roof repair, replacement windows and door, and replacement front wall.

	Site Address/Location:
	85 Regent Street, Waddington, BB7 3HZ.

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of the proposed development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The Highway Development Control Section does not have any objections in principle to the proposed development, providing the sight lines fronting the parking area can be protected under condition.

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN5 – Heritage Assets

Policy DMG1 – General Considerations

Policy DME2 – Landscape and Townscape Protection

Policy DME4 – Protecting Heritage Assets

Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)

Planning (Listed Buildings and Conservation Areas) Act 1990

Waddington Conservation Area Appraisal

	Relevant Planning History:

N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site is an end-terrace two storey dwelling located within the settlement of Waddington on land situated within Waddington Conservation Area and the Forest of Bowland Area of Outstanding Natural Beauty (AONB).  The application property is sited on the west side of the main road which runs directly through the village. 

The property is located on Regent Street and faces into The Square. The cobbled footway directly in front of the property and Regent Street is designated as a Historic Surface. The attached buildings located directly to the north of the application property are Grade II listed.

	Proposed Development for which consent is sought:

Consent is sought for the replacement of the bay window, roof repairs, replacement windows and doors and replacement front wall at 85 Regent Street, Waddington. 

The original application which was submitted included details of the creating of a parking space to the front of the dwelling. One of the key design principles noted in the Conservation Area Appraisal and the Management Guidance is the concealing of any parking or servicing areas behind built frontages of appropriate scale and to reinforce local identity by the use of the traditional materials used in the conservation area. It was considered that the creation of a parking space to the inside the curtilage to the front of the dwellinghouse would result in a prominent and visually intrusive parking layout. I considered that the proposal would significantly erode the character and appearance of the conservation area by the introduction of a semi-suburban arrangement. This has subsequently been removed from the application due to officer negotiation with the agent.

	Impact Upon Residential Amenity:

The nearest dwelling to the application site is the attached property No. 84 The Square which is located to the directly north of the site. It is considered that the relationship the proposed development would share with the neighbouring properties is acceptable in accordance with paragraph 17 of the NPPF which seeks to ensure that all new development provides a “good standard of amenity of all existing and future occupants of land and buildings” and the Ribble Valley Core Strategy Policy DMG1 which states that new development must:

· Not adversely affect the amenities of the surrounding area;

· Provide adequate day lighting and privacy distances

	Visual Amenity/External Appearance:

Policy DMG1 is used in the determination of planning applications in terms of their general design and appearance. Policy DMG1 also requires development to be of a high standard of design and be sympathetic to existing and proposed land uses in terms of size, intensity and nature, as well as scale, massing, features and style.  

Policy DME4 and Key Statement EN5 of the Ribble Valley Core Strategy concerns themselves with protecting heritage assets. Policy 131 of the National Planning Policy Framework requires Local Planning Authorities, in determining planning applications, to take account of ‘the desirability of new development making a positive contribution to local character and distinctiveness’.  Section 72 of the Planning (Listed Buildings and Conservation Area) Act 1990 places a duty on the Local Planning Authority to pay special attention to the desirability of preserving or enhancing the character or appearance of conservation areas.
The current bay window arrangement projects 2m from the front elevation, the proposed replacement bay window would project 0.7m forwards of the existing front elevation. The proposed bay window would be constructed from matching materials and would not result in any harm to the appearance of the property. The proposed works would respect and sympathise with the design of the existing building and are considered acceptable.

The repairs to the roof and the replacement doors and window are considered to be minor alterations and would not cause significant visual harm to the character and distinctiveness of the original dwelling.

	Observations/Consideration of Matters Raised/Conclusion:

In conclusion, the proposed development will not result in significant harm to the character and appearance of the existing dwelling or the surrounding area, nor will it cause any significant harm to the amenity of neighbouring residents. The proposal will not have an unacceptable impact on highway safety. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be granted.


