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	Development Description:
	Proposed removal of an external timber staircase to side and replacement with a steel balcony. 

	Site Address/Location:
	11 Bridge End, Whalley Road Billington BB7 9NU. 

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	N/A

	

	CONSULTATIONS: 
	Additional Representations.

	Two letters of representation have been received raising the following concerns. 

· Loss of light to window. 
· Balcony is near a bedroom; noise and vibrations would have a negative impact. 
· Alteration to a right of access, limiting the use of said access and ability to move large items. 
· Devaluation of neighbouring properties. 

The planning issues raised have been addressed within the following report. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement EN5:	Heritage Assets

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DME4:	Protecting Heritage Assets
Policy DMH5:	Residential and Curtilage Extensions

Planning (Listed Buildings and Conservation Areas) Act
National Planning Policy Framework (NPPF)


	Relevant Planning History:

No relevant planning history. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a terraced cottage property fronting Whalley Road in Billington. The application site falls within Whalley Conservaton Area and the surrounding area is largely residential in nature. 


	Proposed Development for which consent is sought:

Consent is sought for the construction of a steel balcony to the side (western) elevation of the application dwelling. The existing timber staircase will need to be removed to accommodate this. 


	Impact upon Character/appearance of Conservations Area (Where Applicable):

The application site lies within the Designated Whalley Conservation Area.  As such, in assessing the proposal, regard must be given to the statutory duties imposed on the authority in respect of the preservation and enhancement of the character of the Conservation Area.  In this respect, at a local level, Key Statement EN5 and Policy DME4 are primarily, but not solely, engaged for the purposes of assessing likely impacts upon designated heritage assets resultant from the proposed development.

In this respect Key Statement EN5 states that:

There will be a presumption in favour of the conservation and enhancement of the significance of heritage assets and their settings. The Historic Environment and its Heritage Assets and their settings will be conserved and enhanced in a manner appropriate to their significance for their heritage value; their important contribution to local character, distinctiveness and sense of place; and to wider social, cultural and environmental benefits.

With Policy DME4 stating, in respect of development within conservation areas, that development will be assessed on the following basis:

Proposals within, or affecting views into and out of, or affecting the setting of a conservation area will be required to conserve and where appropriate enhance its character and appearance and those elements which contribute towards its significance.  This should include considerations as to whether it conserves and enhances the special architectural and historic character of the area as set out in the relevant conservation area appraisal. development which makes a positive contribution and conserves and enhances the character, appearance and significance of the area in terms of its location, scale, size, design and materials and existing buildings, structures, trees and open spaces will be supported.

In the conservation areas there will be a presumption in favour of the conservation and enhancement of elements that make a positive contribution to the character or appearance of the conservation area.

The development site is located to the western side elevation of the application dwelling, where there is an existing timber platform and staircase providing access to the rear of the property, which is accessed via a gated access fronting Whalley road. The proposed balcony is to be constructed in steel with vertical railings acting as an enclosure. The existing timber staircase will be removed and original stone steps, which are still retained underneath the timber staircase, will be reinstated so that access to the rear of the property is still provided. The reinstatement of the original stone steps is a positive change in respect to historic fabric. The existing gated access and stone wall fronting Whalley Road will provide complete screening of the proposed development from within the public realm. As such, it is not considered that there would be any visual harm to Whalley Conservation Area resultant. 


	Impact Upon Residential Amenity:

The application dwelling has several adjoining neighbours known as No.9, No.13 and No.15 Bridge End. No.9 Bridge End is located at the eastern side of the application dwelling, given the development is located to the western side of the property, there will be no adverse impact for the receptors at No.9. 

No.13 Bridge End is located below the application dwelling on the lower ground floor. There is one window on the Western side elevation of No.13, where the proposed development is sited. It is understood that this window serves a bathroom. It is likely there would be a small degree of light lost to this window following the introduction of the steel balcony. However, given this is a non-habitable room, loss of light to this window would not form basis for refusal. 

No.15 Bridge End is located to the west of the application property, the application dwelling and number 15 sit either side of the ginnel where the developemnt will be constructed. There is one window in the eastern elevation of No.15 which directly faces the access ginnel. The proposed steel structure will be set back from the rear elevation of the dwellings, and subsequently set back from the aforementioned neighbouring window. The balcony will line up with the ground floor level of the application dwelling (the third floor of the building) and will therefore not provide direct views into the neighbouring window. As such, no loss of privacy is expected. 

It is recognised that letters of representation have been received raising concerns over right of access and how this may be affected resultant of the proposed development. The plans demonstrate that a staircase will be maintained following the development to continue to provide access to the rear of the row of properties on Bridge End. Regardless of this, right of access is a private civil matter and not a material planning consideration, there would therefore be no justification to refuse the application on this basis alone. Approval of the proposed development does not give the developer the automatic right to implement the consent if it results in the loss or alteration to a legal right of access without the relevant permissions. 


	Highways and Parking:

No highways implications identified. 


	Landscape/Ecology:

No ecological constraints identified. 


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	

	That planning consent be granted subject to the imposition of conditions.
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