
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: JM/EL

	Application No: 
	3/2008/0795/P

	Development Proposed:
	Proposed link extension between existing dwelling and garage at Cobblers Cottage, Slaidburn Road, Grindleton

	CONSULTATIONS: Parish/Town Council

	Parish Council – Mixed views from the Parish Council.  The application caused concern of further development on an already over developed site.  Against this it was felt that the proposal would have little impact from the road but the impact is greater from the footpath.  One Councillor strongly objected.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations and Statutory Advertisement

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.



	POLICY REASONS FOR REFUSAL:

	Represents over development of the site with the elongation of the built form to the detriment of visual amenity and as such contrary to Policies G1, ENV1 and ENV16 of the Districtwide Local Plan.



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

	Consent is sought for a flat roof link building from the house to the existing garage.  There is also a proposed garden room attached to the garage which is to have a pitched roof with blue slate.  This building measures approximately 3.3m x 2.2m and 3.5m in height.  The linked building is predominantely glazed with a flat roof and is approximately 11.5m long x 1.5m wide and 2.6m in height.  The existing boundary wall would screen the majority of the building from the roadside elevation.  

The main issues here relate to the visual amenity and the effect the proposal would have on the building as well as the immediate area and the Conservation Area.  

The land is situated in an area referred to in the Grindleton Conservation Area Character Appraisal as an “important view.”

Although the existing wall already minimises the openness, I consider that the additional built form linking the main house to the garage would further harm the openness which is an important feature of the Grindleton Conservation Area.

The proposed extension would be visible from long distant views and a public footpath which would result in conditions to the detriment of visual amenity and impinge on the openness of the Conservation Area.  The rear elevation would be visible and would result in the appearance of a built form of development which would become an over dominant feature in the locality due to the linear nature of the link buildings.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 7/10/08





TELEPHONE CLLRS:  YES / NO


DATE:














