
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: RH

	Application No: 
	3/2009/0730

	Development Proposed:
	Change the use of part of existing front garden to provide off-road parking for one vehicle, steps to join existing garden path to house and to provide storage area for 3no. wheelie bins and housing for meters (Re-submission) at 4 Greendale View, Main Street.

	CONSULTATIONS: Parish/Town Council

	Grindleton Parish Council – No objections and wish to comment that The Parish Council in its Parish Plan particularly wished to get cars off the street wherever possible as congestion is a serious problem in the village. The previous refusal of this application was therefore a disappointment and the Parish Council hopes this resubmission will be more successful.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor – No objections to this proposal in principle on highway safety grounds.

	CONSULTATIONS: Additional Representations

	One letter of support has been received from a neighbouring resident:

· The application should be allowed in the interest of road safety and common sense. The main street has become virtually one lane and road safety should be the criteria for this.

Conservation Officer – Verbally confirmed that the comments he made in relation to the previous application 3/2009/0256 remain unchanged and should be used in conjunction with the determination of this application. 

	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 – Area of Outstanding Natural Beauty

Policy ENV16 – Development Within Conservation Areas

PPS1 – Delivering Sustainable Development

PPG15 – Planning and the Historic Environment

	POLICY REASONS FOR REFUSAL:

	G1 and ENV16 – Incongruous development to the detriment of the visual amenity of the conservation area and the setting of the adjacent Listed Building.

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

	The application relates to the southern end terraced property on Greendale View within the settlement of Grindleton. Greendale View is a terrace of four modern properties set back but elevated above Main Street.

This is a re-submission of a previously refused application (3/2009/0256) which was for the proposed change of use of part of the existing garden to provide off road parking for one vehicle, steps to join existing garden path and house and to provide storage area for 3no. wheelie bins and housing for water and electricity meters.

The parking area remains the same at approx. 3.6m wide and extending back by approx. 6.4m with the only alterations being the insertion of a close boarded timber gate to the entrance, approx. 4.8m wide and 1m in height and the retention of the existing hedge to the right of the proposed entrance and replanting of a hedge around the corner adjacent to the bin store.

As with the previous application, I consider that the main issues in the consideration of this application are primarily visual impact, as the proposal will have minimal neighbouring impact.

The enclosure of Greendale View has, in the past, been broken by the creation of a parking bay to No. 1 Greendale View (3/1995/0649). Subsequent applications for similar schemes have been refused. The first being in 2005 (3/2005/0251) for off road parking and disabled ramp access at No. 2 Greendale View and the second in 2008 (3/2008/0205) for creation of new off-road parking area at the front of numbers 2 & 3 Greendale View. Both schemes involved the partial removal of the boundary wall and both were refused due to the subsequent loss of character to the conservation area.

Paragraph 4.19 of PPG15 ‘Planning and the Historic Environment’ states that ‘Planning decisions in respect of development proposed to be carried out in a conservation area must give a high priority to the objective of preserving or enhancing the character or appearance of the area’. Whilst I acknowledge that this row of properties on Greendale View offer little visual quality or interest, the linearity of the street and the boundary wall that fronts the properties is a positive feature within Grindleton Conservation Area which I consider should be preserved. 

As this re-submission has only minor amendments to that which was previously refused the Conservation Officer has confirmed that his comments remain the same as per the previous application, with no additional comments. His comments for the previous application shall therefore be used in the determination of this application and as such the next part of this report will aim to condense his findings as follows:

‘Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 imposes the general duty on LPAs for special attention to be paid……..to the desirability of preserving or enhancing the character or appearance of a conservation area’.

With particular reference to the wall he makes reference to The Grindleton Conservation Area Appraisal (The Conservation Studio, 2005) which states, under Local Details, ‘Boundary Walls: built from the abundant local gritstone, these are a distinctive feature of the Conservation Area, lining both sides of Main Street and contributing to the linear character of the street’.

Reference is made also to The Grindleton Conservation Area Management Guidance (The Conservation Studio, 2005), which he states ‘has examples of inappropriate boundary treatments which appears to further suggest that getting boundary treatments right within the Conservation Area is important’.

The conservation officer also makes specific reference to the general character and form of Grindleton conservation area. The Grindleton Conservation Area Appraisal states under ‘Summary of Special Interest……. ‘the survival of the mediaeval (possibly Saxon) street plan, with tenement plots running at right angles to the main street, linked by side alleys to a back road’, and under ‘General Character and Form’ states that ‘Grindleton is a typical linear village’. He advises that ‘a distinct feature of the historic character and appearance of Grindleton Conservation Area is its linearity which is reinforced by the north-south walling of Main Street’.

A further reason for refusal is the effect of the proposal upon the setting of the adjacent Grade II Listed building Cromwell Cottage at Swindlehurst Farm. PPG15 states under part 2.16 ‘The Setting of Listed Buildings’ that ‘the setting of individual listed buildings very often owes its character to the harmony produced by a particular grouping of buildings…and to the quality of the spaces created between them’ and that ‘where a listed building forms an important visual element in a street, it would probably be right to regard any development in the street as being within the setting of the building’.
I consider that the proposed development by virtue of the removal of a section of the existing wall and proposed ground works would deprive the adjacent listed building of its historic interest.

The conservation officers comments end with the conclusion that the proposal should be refused as ‘it would be harmful to the character and appearance of Grindleton Conservation Area and the setting of the Grade II Listed Swindlehurst Farmhouse because it would be an incongruous disruption to the historically important linearity of Main Street and its traditional boundary form’.

I acknowledge the letter received from a local historian as part of the application, advising that there is no evidence that the walling in front of 4 Greendale View has any historical or local significance. However the above statements would suggest that whilst the wall may not be old, its linearity and traditional form is respecting the Conservation Area’s fundamental character and as such I consider that this proposal would accentuate the loss of character to the conservation area and should therefore be resisted.

RECOMMENDATION: That permission be refused.
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