Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2013/0375/P

	Development Proposed:
	Proposed extension to the dwelling to allow for a dining room to the dwelling.  Amendments to planning permission 3/2012/0667/P.  Meadow Bank, Sawley Road, Grindleton, Lancashire, BB7 4QS.



	CONSULTATIONS: Parish/Town Council

	Grindleton Parish Council – No objections.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	RVBC Engineers – A Contaminated Lane condition has been suggested that requires a desk study be carried out prior to works commencing.  Given there is an extant permission on this site without this condition attached; I see no benefit in adding this condition to this permission.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	NPPF – National Planning Policy Framework.

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’.

Core Strategy 2008/2028 - A Local Plan for Ribble Valley Regulation 22 Submission Draft

Policy DMG1 – General Considerations.

Policy DME2 – Landscape and Townscape Protection.
Policy DMH5 – Residential and Curtilage Extensions.

Key Statement EN2 – Landscape

Wildlife & Countryside Act 1981 as amended.

The Conservation [Natural Habitats & c.] Regulations 1994.

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


	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.  Permission for the erection of a single storey extension was approved in September 2012, and this was to be built on top of the existing patio in front of the property and would measure 4.265m x 6.543m x 3.22m to the ridge.  It would be constructed in stone with an apex slate roof to match the main property, and the timber/aluminium framed glazing for the windows and doors were to be green.

The difference between that approved and this scheme proposed is the change in roof design. The original scheme had a pitched roof that was constructed over the extension only, whereas this new proposal sees a more traditional roof that ties directly into the main dwellings roof.  Whilst this means the dimensions of the extension are altered slightly (now measuring 4.265m x 6.256m) and the extension is now taller to the ridge at 4.014m, I do not consider that the proposed extension would be visually detrimental to the character of the building or to the locality.  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.  The extension remains in keeping with the traditional stone-built appearance of the property, and approval of this extension in its current form would therefore reflect the detail, form and design of the property in compliance with Policies G1 and H10 of the Districtwide Local Plan, the Councils SPG ‘Extensions and Alterations to Dwellings’ and the NPPF, and would better protect, conserve and enhance the landscape character of this area in compliance with Policy ENV1 of the Districtwide Local Plan.

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.

With regards to the impact on the trees protected by TPO adjacent to the extension and patio, as the proposed new patio area will be a timber construction on stilts and will no longer require significant earthworks to rise the levels, the Root Protection Area’s of the trees will be more protected and it is likely that approval of the proposal would have no significant impact upon the protected tree(s), in compliance with Policy ENV13 of the Local Plan.

Therefore, bearing in mind the above comments, and that the proposal complies with the relevant Policies, the application is recommended accordingly.


	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, it will have no adverse visual impact on the property or the wider AONB and it will have an acceptable impact on the adjacent trees protected by TPO.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: Various 2012














