Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB/EL

	Application No: 
	3/2013/0149/P

	Development Proposed:
	Proposed single storey rear extension at Green End Croft, Sawley Road, Grindleton

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations have been received. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Agency - No objections.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan 

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.

Ribble Valley Core Strategy (Regulation 22 Submission Draft)

Policy DMG1 – General Considerations.

Policy DME2 – Landscape and Townscape Protection.

Policy DME4 – Protecting Heritage Assets.

Policy DMH5 – Residential and Curtilage Extensions.



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

	Planning permission is sought for the erection of a single storey rear extension at Green End Croft.  The development site is located within the Forest of Bowland Area of Outstanding Natural Beauty and on the edge, but stands outside of, the Sawley Conservation Area.  The proposed development consists of a single storey extension that would measure 4m x 12.2m and stand to an overall height of 4m.  The proposed extension is to be constructed in random stone and rendered elevations.  The structure will have a double dual pitched roof that will be finished in slate.  

The building that forms the subject of this planning application was originally constructed as a granny annex via a permission that was granted under reference 3/2004/1184.  This permission restricted use of the property to an annex via a Section 106 Agreement.  

However, an application under reference 3/2012/0912 to remove the restrictive occupancy condition and a further application under reference 3/2013/0016 to modify the associated Section 106 Agreement have been approved.  Therefore, the dwelling can now be occupied as a stand alone, independent dwelling.  

Therefore, in determining this particular application, the key considerations are the impact the development will have upon the character and setting of the AONB and the nearby Conservation Area and what harm, if any, the development will have upon the residential amenity of the area.

Having considered the submitted details I am satisfied that the proposed development would be a subservient addition to the existing dwelling.  This is by virtue of the scale and proposed design of the development.  The proposed design of the roof in this particular situation is perhaps the most appropriate.  The alternatives would have involved a large flat roof, which would be wholly inappropriate in this situation or a far larger, and bulky roof structure.

The development site is sited within expansive grounds with the nearest neighbouring dwelling of Green End, which also falls within the ownership of the applicant, being located to the south of Green End Croft.  The proposed extension would be sited to the north elevation of Green End Croft, the elevation furthest away from Green End.  Therefore, by virtue of the orientation and layout of the proposed development in relation to neighbouring properties, the proposed development will not adversely harm the residential amenity of the area.  

Another important consideration is the impact the development may have upon the character, setting and visual amenities of the AONB and the nearby Conservation Area.  Any development, which fails to preserve or enhance these designated landscapes, would be considered to be inappropriate.  Having considered the submitted details, I am satisfied that the proposed development would preserve the existing character, setting and visual amenities of the AONB and Conservation Area.  This is by virtue of its design and scale in relation to the existing dwelling.  In addition the scale of the surrounding garden and curtilage areas aids to reduce the prominence of the proposed structure.  

As part of the application the applicant has provided a bat survey.  The survey has found signs of roosting bats within the roof of the existing entrance porch of the dwelling.  However, no evidence of access has been found in any other part of the building that is likely to be affected by the proposed building works.  It is therefore considered that the proposed alterations are unlikely to cause disturbance to bats.  Notwithstanding this, due to the nature of bats, no survey can be 100% conclusive.  Therefore I propose the use of an appropriate condition that would ensure that any bats that are found on site are afforded the correct level of protection.  

In view of the above comments and the submitted details, I see no material objections to the granting of this permission.  I therefore 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.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 6 MARCH 2013














