Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/CMS

	Application No: 
	3/2010/0381/P

	Development Proposed:
	Demolish the existing garage.  Rebuild the garage attached to house with a second storey above and a single storey extension to the rear at Rock Mount, Main Street, Grindleton

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Initially expressed concerns regarding parking provisions but later commented that the provision of two spaces within the driveway of minimum dimensions of 2.4m x 5m would be sufficient in addition to the space in the garage.  Therefore raises no highway objection.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	One letter has been received raising the following points:

1.
The width of the two storey side extension plus the side access when measured on the ground is significantly less than shown on the plan.

2.
The demolished garage wall should be replaced by a stone wall and not a fence.

3.
No mention is made of the Party Wall Act given the works are within close proximity of a neighbouring property and their curtilage/outbuilding.

4.
Query trees to be retained.  The plans shows that only two retained and there are a number of others.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.

Policy H10 - Residential Extensions.

SPG – Extensions and Alterations to Dwellings.



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

	Consent is sought for works to a semi-detached property within the Conservation Area of Grindleton.  The property is set to the east of Main Street opposite the junction with Whitehall Lane.  At present it has a detached garage with single width driveway with detached dwelling and garage set to its north.  The land rises from the south meaning the latter property is set on slightly higher ground than the application property.

The first part of the scheme involves the demolition of the existing garage and erection of a two storey extension accommodating garage and utility at ground floor with bedrooms above.  It would be set back from the front building line and down from the ridgeline having approximate dimensions of 4.1m x 7.9m x 7.1m in height.  Construction materials would be rendering under a blue slate roof to match the existing.

Next works are proposed to the driveway in order to widen it to enable two vehicles to park side by side.  The existing low stone all to the driveway will be taken down and rebuilt to run parallel with the existing side elevation of the house.  A gateway will be provided in this wall to enable direct pedestrian access from the driveway to the front door of the property – this does not exist at present.

The final aspect is the provision of a single storey lean-to extension across the rear elevation with approximate dimensions of 5.4m x 2m x 3.5m in height.  Again works would be of render and slate construction.

In assessing this proposal I am mindful of the location of the property within the conservation area of Grindleton and the AONB.  The works have been designed with a set down and set back and I do not consider that they would prove to be significantly detrimental to the visual characteristics of this part of the village.  In response to comments from one of the neighbouring properties regarding the fence line as opposed to stone wall boundary treatment, I would comment that the fence line is shown between the extension and neighbours garage.  The boundary to the front of the garage is stone wall that exists at present and this is the boundary that is in wider public views.  Thus I consider the boundary treatment as shown to be acceptable.

In respect of potential impact on neighbouring amenity, I am mindful of the dwelling to the immediate south (ie other half of semi) and the single storey extension.  The applicant has provided details of the position of the neighbouring ground floor window in order to carry out the BRE assessment.  On the basis of this whilst the scheme would fail the test when measured on the floor plan, when assessing the elevational view, the proposal would not fail that test.  Therefore whilst I am of the opinion that there may be some impact on the amenities of those residents, it does not fail the BRE calculation and thus on balance I conclude that a refusal on amenity grounds would prove difficult to substantiate on appeal.

Comments have been received regarding dimensions and I have no reason to doubt that the measurements given on the submitted drawings or on the ordnance survey maps to be incorrect.

In respect of trees the forms state that none would be removed as part of this scheme and again I must be guided by the information provided by the applicant.  The Party Wall Act is not a planning consideration and therefore having regard to all the above I recommend accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an adverse visual impact or be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














