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	Development Description:
	To construct a first floor with pitched roof over, above a single storey extension to the property . Extending roof line 1.3 metres to the east with matching pitch and slate tile . Removal of an existing chimney. Dormer window to the rear of the property (PA).

	Site Address/Location:
	20 The Sands Whalley

	

	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Historic England:
	

	Not offering advice. Seek views of the RVBC specialist conservation and archaeological advisers. 

LCC Highways:
(17/10/2022) Requested a parking plan.

(26/10/2022) No objection subject to conditions (.  The LHA have reviewed EDS drawing number 0413/23 titled "On Site Parking Capacity Option". Accept the shortfall in parking due to the shortfall being minimal and on-street parking currently occurring.

(30/11/2022) Turning facilities part to be removed from the condition.

	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:
Key Statement EN5 – Heritage Assets
Policy DMG1 – General Considerations 
Policy DME4 – Protecting Heritage Assets
Policy DMH5 - Residential and Curtilage Extensions

Planning (Listed Buildings and Conservation Areas) Act 1990. ‘Preservation’ in the duties at sections 66 and 72 of the Act means “doing no harm to” (South Lakeland DC v. Secretary of State for the Environment [1992]).

Whalley Conservation Area Appraisal

NPPF
NPPG


	Relevant Planning History:

3/2014/1102 - Single storey side and rear extension to dwelling. PP granted 2/2/2015.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
 20 The Sands is a semi-detached early C20 ‘Arts and Crafts’ influenced dwelling prominently sited within Whalley Conservation Area and the setting of a scheduled monument and listed buildings including Whalley Abbey (Grade I listed and scheduled monument), the Abbey’s North-West Gateway (Grade I), Abbey Presbytery (Grade II listed), Sands Cottage (Grade II* listed), Church of St Mary and All Saints (Grade I listed) and 1, 2 and 3 Abbeycroft (Grade II listed).

20 The Sands forms part of a group of similarly designed buildings. Whilst not identified as Buildings of Townscape Merit in the Whalley Conservation Area Appraisal, the retention of the ensemble’s materials, form and setting compliments the designated heritage assets. The conservation area boundary appears to have been deliberately drawn to include the properties. Furthermore, the Appraisal’s The Sands, Whalley Abbey and Church Lane Character Area identifies “Semi-detached 1930s houses in The Sands, set back from the road with mature gardens” and “Rural, open character with trees and open green spaces” amongst principal positive features.  

The Whalley Conservation Area Appraisal identifies:

Buildings of Townscape Merit (including a Focal Building- Whalley C of E Primary School) adjoining the group of early C20 dwellings;

Although 20th century housing development has impinged somewhat to the north of the town, the river setting and the many fields and open green spaces of Whalley provide an attractive rural character to the conservation area (Summary of special interest).

The Sands is distinctly rural, with paired 1920s houses sitting well back from the road (General character and plan form);

Most of the boundaries in the conservation area are defined by sandstone rubble walls topped by a variety of copings (General character and plan form);

To the north of the Abbey ruins, Church Lane continues into The Sands, a wide, more rural lane which connects Whalley to the fields to the west of the town through the former Abbey gatehouse and which must therefore be at least 13th century in date (Plan form and building types);

In The Sands and beyond the end of King Street, detached or semi-detached houses are more common, set in large gardens (Architectural qualities);

Plastic windows and doors on cottages and the primary school in Church Lane (The Sands, Whalley Abbey and Church Lane Character Area: principal negative features).

Plastic windows and doors on many of the unlisted historic buildings (Weaknesses);

Continuing loss of original architectural details and use of inappropriate modern materials or details including the replacement of original timber sash windows with uPVC or aluminium (Threats).


	Proposed Development for which consent is sought:
Planning permission is sought for a first floor wrap-around extension above existing side and rear extensions. A chimney stack to the rear roof plane is to be removed. A proposed attic conversion includes side elevation rooflights and a rear dormer. Materials of windows and door to reflect existing (Upvc and timber). Slate roof to match. Proposed smooth finished render (existing pebble-dashed).

On 18/11/2022 the agent confirmed that the double glazed dormer windows will incorporate obscure glazing (both the fixed and opening light – although the proposed second floor plan appears to show three lights). 

Parking plan received 25/10/2022.

The Design and Access Statement identifies: No new foundation trenches (archaeological survey/monitoring for 3/2014/1102).


	Impact upon the character and appearance of Whalley Conservation Area, the setting of listed buildings and the setting of the scheduled monument:

The general form of the proposed extension compliments and respects existing development.  Whilst Upvc windows would not be expected in a conservation area, their existing extensive use in prominent elevations of the building and the set-back of the extension from the road results in no additional harm to the character and appearance of Whalley Conservation Area, the setting of listed buildings or the setting of the scheduled monument.

The proposed parking plan would not appear to result in any works to fabric or landscaping. 

The removal of the rear elevation chimney would not be harmful to the character and appearance of Whalley Conservation Area, the setting of listed buildings or the setting of the scheduled monument.

The proposals are acceptable with reference to Ribble Valley Core Strategy Key Statement EN5 and Policy DME4.


	Residential Amenity:
The case officer advised (6/10/2022) the applicant of concerns relating to unacceptable overlooking of No 22 The Sands from the roof dormer and has offered to consider any proposals for the permanent obscuring of these views (7/10/2022). The applicant notes similar dormers at adjoining properties and the present degree of overlooking of No.22 The Sands from the first floor rear window at No. 20. However, each case is considered on its own merits and the originally proposed works appeared to compound existing concerns (the proposed dormer is on article 2(3) land and would result in additional and harmful overlooking from height of the adjoining property’s amenity space). The revision of 18/11/2022  addresses this issue.

Ribble Valley Core Strategy Policy DMG1 identifies that all development must:

consider the  relationship between buildings, which is of major importance. Particular emphasis will be placed on the effects of development on existing amenities.

not adversely affect the amenities of the surrounding area;

provide adequate day lighting and privacy distances.

Ribble Valley Core Strategy Policy DMH5 identifies that proposals to extend or alter existing residential properties must accord with policy DMG1 and any relevant designations within which the site is located.

	Ecology:
RVBC Countryside recommend a condition to ensure implementation of the recommendations and conclusions of the bat survey.

	Highways:
The comments of LCC Highways suggest an acceptable development subject to condition.

	Observations/Consideration of Matters Raised/Conclusion:
Therefore, in giving considerable importance and weight to the duties at section 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and in consideration to NPPF and Key Statement EN5 and Policy DME4 and DMG1 of the Ribble Valley Core Strategy it is recommended that planning permission be granted. 


	RECOMMENDATION:
	Planning permission be granted subject to condition.
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