Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2012/0471/P

	Development Proposed:
	Proposed extension and alterations to an existing property at Frensham, Sawley Road, Grindleton

	CONSULTATIONS: Parish/Town Council

	Parish Council – Comments that it is minded to accept the proposed development but would insist on the retention of the Victorian post box somewhere adjacent to its existing position. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objection in principle to this application on highway safety grounds.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.



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

	The application relates to a detached house on the south side of Sawley Road, Grindleton within the Conservation Area.  The property is adjoined to the west by the Buck Inn public house and to the east by another detached dwelling.  The property has a large curtilage at the rear that extends behind the Buck Inn and includes a detached garage to which access is gained via a private right of way over the Buck Inn car park.  

The property is of stone construction with some render and has a natural slate roof.  Over its life the property has been extensively remodelled and extended with much of the original building being lost or subsumed.  The largest and most inappropriate of the previous alterations to the property is a very large and out of proportion flat roofed dormer across the whole width of the rear facing roof slope.  Previous alterations also include inappropriately proportioned and positioned windows.  

This application relates to a remodelling of the property but involving a relatively minor extension.  Permission is sought to extend at the rear by 1.3m in the form of a two storey extension across the whole of the rear elevation in the form of two rear facing gables to replace the existing inappropriate flat roofed dormer.  Matching stone and slate would be used in the extension. Being at the rear, the extension has no effect at all on the appearance of the street scene of Sawley Road but in any event, in my opinion, the proposal represents a significant visual improvement on the existing flat roofed dormer.

The proposal also involves changing the existing inappropriate fenestration to all existing elevations, including the front elevation, but again, in my opinion, the alterations represent visual improvements on the existing situation.  In relation to the comment made by the Parish Council, an exiting post box in the front wall of the house will be retained, but in an amended position.

The proposed extension and fenestration alterations to not, in my opinion, result in any serious detriment to the privacy or general residential amenities of the adjoining property, Prospect House, to the east.  There is already a degree of mutual overlooking between the two properties that will not be either improved or worsened by the proposed development.  

Overall, I consider that this proposal will dramatically improve the appearance of this property and thereby enhance the Conservation Area.  

As such, I can see no objections to the proposal and recommend accordingly that planning permission be granted.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 26 June 2012














