Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2010/0435

	Development Proposed:
	Creation of a direct gated pedestrian access to the dwelling with stone steps leading up to house and landscaping to match existing gradients at 4 Greendale View, Main Street, Grindleton.



	CONSULTATIONS: Parish/Town Council

	No observations received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor – No observations received at the time of writing this report.

	CONSULTATIONS: Nearby Residents

	Conservation Officer (RVBC) – Verbally confirmed no objection to the application with a recommendation that a condition is placed on the decision notice ensuring the hedge above the front boundary wall of the property is re-instated to maintain the continuity and character of Main Street.

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy ENV1 – Area of Outstanding Natural Beauty

Policy ENV16 – Development Within Conservation Areas

PPS1 – Delivering Sustainable Development

PPS5 – Planning for the Historic Environment

Planning (Listed Buildings and Conservation Areas) Act 1990

	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 from Main Street.

Two applications have previously been submitted for the partial removal of a section of the front boundary wall to create off-road parking at the property. Both applications have subsequently been refused, the most recent of which was taken to appeal and dismissed by the Inspectorate on the grounds that the loss of the section of boundary wall would significantly harm both the character and the appearance of the conservation area as well as harm the setting of the adjacent listed building.

This application seeks permission for a direct gated access to the property from the public footpath of Main Street, to be created by the removal of an approx. 1 metre wide section of the front boundary stone wall. Steps would lead up from this entrance up to the level of the existing path to the property at a height of approx. 1.75 metres. The materials to be used for the footpath will include concrete blockwork to the walls with local stone facing and local stone steps. The applicant has stated on the application form that the hedge to the front of the property above the boundary wall (which has been removed) will be reinstated and intends to install sensor lighting on the steps. 

As the proposal will have minimal neighbouring impact the main issue in the consideration of this application is the visual impact upon the character and appearance of Grindleton Conservation Area and the adjacent Grade II Listed Building, Swindlehurst Farmhouse.

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 and PPS5 states that ‘Local planning authorities should take into account the desirability of new development making a positive contribution to the character and local distinctiveness of the historic environment’.

In consideration of the above policies I consider that the proposal is a significant improvement upon that which has been previously submitted by the applicant, as the impact of works upon this prominent front boundary wall is minimal. The proposal will preserve the linearity of this wall which is an important feature on this street as the presence of a gated access using materials to match the existing boundary wall will not undermine its continuity thus satisfying Policy ENV16 of the Ribble Valley Districtwide Local Plan and will have minimal detrimental impact upon this Area of Outstanding Natural Beauty.

The Grindleton Conservation Management Guidance (The Conservation Studio, 2005) refers under Boundary Treatments that ‘traditionally most boundaries in the Grindleton Conservation Area are defined by stone walls of varying heights…..soft hedging is located behind the wall to provide greater privacy…. For new development in Grindleton, it is important that local materials and detailing are used and new boundaries following the historic precedent of stone will help development to fit in to its context’.

Whilst the applicant has noted in the application that the hedge to the front boundary of the property (which has been removed as part of ongoing works to the rear) will be reinstated, an appropriate condition will be placed on the decision notice to ensure that this is carried out. I consider that the hedge coupled with the expanse of wall will be more in-keeping with the street scene and enhance the linearity of this boundary treatment.

I therefore consider that this application is an improvement upon the previous submissions and will satisfactorily retain the character of the wall ensuring any impact upon Grindleton Conservation Area is minimal. I also consider that any impact of the works upon the setting of the adjacent Listed Building will be minimal.

As such, the application is recommended accordingly.


	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant visual impact on the character of the area nor does it have an adverse effect on nearby residential amenity.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 02/07/2010














