Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2006/0846/P

	Development Proposed:
	EXTENSION TO EXISTING DWELLINGHOUSE CONSISTING OF UTILITY ROOM WITH KITCHEN/DINING ROOM AND BATHROOM OVER AT 3 HARTLEY FOLD, GRINDLETON

	CONSULTATIONS: Parish/Town Council

	Parish Council – Considered this application and felt generally that the extension would blend in well with the surrounding area, provided that adequate provision was made for future wheelie bins.  However, one Councillor did consider that the development would overcrowd the site.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A.

Environment Agency – N/A.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy ENV16 - Development Within Conservation Areas.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	No 3 Hartley Fold is a very small house, being at the eastern end of a terrace of 3 houses off the eastern side of Main Street, Grindleton and served only by a pedestrian path.  The middle property in the terrace, no 2, is a larger dwelling, whilst the property at the other end, no 1, is very small, similar to no 3, and is also owned by the applicants.  A footpath which gives access to the rear of no 2 presently runs next to the eastern gable of no 3 and along the rear elevation of no 3.

Following discussions with the neighbours at no 2, the agent originally drew up plans for a two storey side extension of standard design with the neighbours’ right of way being diverted around the extension.  The neighbours, however, subsequently changed their minds.

The two storey extension now proposed, therefore, incorporates a “tunnel” to retain the neighbours’ right of way in its existing position.  The extension is set back 2.3m from the front elevation of the house and has a lower ridge height.  It is only linked to the main dwelling at first floor level, where a kitchen/dining room and bathroom are to be provided.  The upstairs of the existing house will form the only bedroom of the property.  The downstairs of the existing house would become a lounge, and the ground floor of the extension would be a utility room which would only be accessed from outside.  The extension would be constructed using matching stone and slates.     P.T.O.

I consider that the design of the extension (although unusual) actually complements the appearance of this terrace of 3 properties.  At the front it has a small balcony and staircase, giving access to the kitchen/dining area.  I consider that this adds to the attractiveness of the extension and, due to the setback, and the relative positions of the neighbouring properties, and their windows, would not, in my opinion, have any seriously detrimental effects on the privacy of any neighbours.  The window positions in the extension are also such that they would not, in my opinion, have any detrimental effects on neighbours’ privacy.

The Parish Council makes a comment about the availability of space for possible future wheelie bin storage.  This is not actually a legitimate planning consideration but, in any event, there would be ample space for such storage at the eastern side of the extension (ie not on the neighbours right of way) and at the rear. Given that there will also be a garden area in front of the extension, I do not consider the proposal to represent over- development of the site, especially as some of the other terraced houses in the immediate vicinity have virtually no external curtilage.

Overall, I consider the proposal to be acceptable with regards to all relevant considerations, including the effects of the extension on the appearance of the Conservation Area.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant effects upon the amenities of neighbours and no detrimental visual impact upon the building itself or the Conservation Area. 



	RECOMMENDATION: That planning permission be granted.


DATE INSPECTED: 13 NOVEMBER 2006














