Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT

	Application No: 
	3/2012/0341

	Development Proposed:
	Proposed single storey conservatory extension to the front of the property to include a patio area at Meadow Bank, Sawley Road, Grindleton, Lancashire, BB7 4QS.

	CONSULTATIONS: Parish/Town Council

	Grindleton Parish Council – The PC object to the plan.  The proposal is not considered to be in keeping with the character of the village and would be unsightly.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	United Utilities – No Objections.

	CONSULTATIONS: Additional Representations

	A letter has been received from the applicant in response to the comments made by the Parish Council.

	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy ENV13 – Landscape Protection.

Policy H10 - Residential Extensions.

SPG – ‘Extensions and Alterations to Dwellings’.

NPPF – National Planning Policy Framework.

BS5837 2012 - Trees in relation to design, demolition and construction.

	POLICY REASONS FOR REFUSAL:

	G1, ENV1, H10, SPG – Inappropriate design and materials to the visual detriment of the appearance of the property and the Area of Outstanding Natural Beauty.

ENV13 – Impact on trees protected by TPO.

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

	Meadow Bank is relatively small property built adjacent to Hydro Lodge, Sawley Road, on the outskirts of Grindleton, approximately 675m east of the village boundary.  The site lies within the Forest of Bowland Area of Outstanding Natural Beauty.  This application seeks permission for the erection of an aluminium-framed conservatory to the front (south east facing) elevation of the property, and the creation of a larger patio area in front of this.  The conservatory will be built on top of the existing patio in front of the property and will measure 4.265m x 6.2m.  It will be constructed in stone to match however the aluminium framed glazing to the side elevations will be green, with the roof structure being anthracite in colour.  The roof will be a typical apex roof creating a valley gutter between the main dwelling and the extension.  To the east of the proposed conservatory are a number of trees protected by TPO.  The property is a traditional stone-built property, and despite its elevated location (the property is built using the sloping land levels creating a garage at a lower level) is not significantly visible from the highway to the front of the property due to the existing dense boundary hedgerow and planting.

The nearest residential property lies over 30m east and it is considered that any impact upon the amenity of neighbouring residents will be minimal. Therefore the main consideration in the determination of this application is the visual impact of the development upon the visual appearance of the property as viewed within the public realm and the visual qualities of the Forest of Bowland Area of Outstanding Natural Beauty, and whether there will be any significant impact on the trees protected by TPO.

Policy G1 of the Ribble Valley Districtwide Local Plan states that ‘development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature’ and in addition, that ‘particular emphasis will be placed on visual appearance’. The Councils SPG states that ‘development should contribute to and reflect the character of the original house. It is normally better not to introduce design features, which are not in keeping with the original house. The form and shape of the original dwelling should be respected and reflected in the extension’. In relation to materials the guidance states that ‘in most cases we would expect any extension to be carried out using materials which match those of the existing building. Particular care needs to be taken in the choice of materials in the AONB’.
National guidance in relation to design is detailed within the NPPF which states that ‘decisions should aim to ensure that developments respond to local character and history, and reflect the identity of local surroundings and materials’ and in Para. 60 that it is proper ‘to seek to promote or reinforce local distinctiveness’’.  Para. 64. of the same document states that ‘permission should be refused for development of poor design that fails to take the opportunities available for improving the character and quality of an area’.  The site also lies within the AONB, so Para. 115. of the NPPF should also be considered which states that ‘great weight should be given to conserving landscape and scenic beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty, which have the highest status of protection in relation to landscape and scenic beauty’.  Policy ENV1 of the Local Plan continues this guidance stating that development should contribute to the conservation of the natural beauty of the area – ‘the protection, conservation and enhancement of the natural environment will be the most important considerations in the assessment of any development proposal’.
The front (eastern facing) elevation of the building is partially visible within the public realm when travelling along the Sawley Road, as well as from the public footpath (FP47) that runs to the north of the site along the rear of the property.  It is clear from these vantage points that the front elevation of the property has no built extensions and maintains its simplistic form.  Despite the relatively limited views of this elevation, it is considered that due to the size, design and the materials used in the construction of the conservatory it will be sufficiently visible and appear as a wholly modern extension in stark contrast to the traditional stone-built appearance of the property.  In addition, should a future owner of the site choose to reduce or remove the existing boundary hedge and screen planting, it would become even more visible.  Approval of this extension in its current form would not therefore reflect in detail, form or design the appearance of the main property contrary to Policy G1 and H10 of the Districtwide Local Plan, the Councils SPG ‘Extensions and Alterations to Dwellings’ and the NPPF, and would neither protect, conserve nor enhance the landscape character of this area contrary to Policy ENV1 of the Districtwide Local Plan.

In addition, to the east of the proposed conservatory are a number of trees protected by TPO.  Despite the conservatory being built on top of the existing patio in front of the property, the proposed new patio area (which having assessed on site will involve significant earthworks to rise the levels) will be almost entirely within the required Root Protection Area of the tree.  Coupled with the concern that the construction of the conservatory and any additional paths around the building/storage of materials will also impact on the root zone, it is likely that approval of the proposal would cause irreversible damage to a protected tree(s), contrary to Policy ENV13 – Landscape Protection.

On this basis, despite the reasoning provided by the applicant in respect of the proposal, the scheme is therefore recommended accordingly.



	RECOMMENDATION: That permission be refused.
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