Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2013/0534/P

	Development Proposed:
	Proposed first floor extension, demolition of garage and provision of parking and turning area, resubmission of 3/2013/0055/P at Rose Cottage, Main Street, Grindleton, BB7 4QT.

	CONSULTATIONS: Parish/Town Council

	Grindleton Parish Council - No comments or observations received within the 21 day statutory consultation period or by the time of writing this report.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Highways – No objections subject to conditions.



	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".

Grindleton Conservation Area Appraisal.

Ribble Valley Core Strategy (Regulation 22 Submission Draft)

Policy DMG1 - General Considerations.

Policy DME2 - Landscape and Townscape Protection.

Policy DMH5 - Residential and Curtilage Extensions.

Policy DME4 - Protecting Heritage Assets.

National Planning Policy Framework

Achieving Sustainable Development.

Section 7 - Requiring good design.

Section 11 Conserving and enhancing the natural environment.

Section 12 Conserving and enhancing the historic environment.

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

	The application is a resubmission of 3/2013/0055P which sought to build a first floor extension on an existing single storey extension, allowed by application 3/2001/0567P, projecting off the rear gable of Rose Cottage, Grindleton by 5.8m situated within Grindleton Conservation Area. Permission is now sought to build a reduced first floor extension with approximate dimensions of 4.1m x 4.6m with a ridge height of 6.9 m which is approximately 0.5m below the ridge of the original house.  The extension is set in from the front and rear elevations of the original house by approximately 200mm on both sides.  This extension would create an additional double bedroom at first floor resulting in a 3 bed property.

Rose Cottage runs at a 90 degree angle from Main Street, therefore, when travelling up Main Street in a northerly direction and travelling down Main Street in a southerly direction, there are extensive views of the first floor portion of this property.  On the previous application, I was concerned about the length of the proposed first floor addition elongating the original property and appearing as a disproportionate addition.  The reduction of the extensions length, as proposed, would now appear proportionate in its scale to the original dwelling.  It’s set down from the main roof ridge and its set back from the front and rear elevations reflect how extensions would have been designed historically and the extension would appear as a subservient addition.  Matching materials are proposed including the use of painted timber window and doors, and I consider the extension would sit comfortably within the street scene when travelling up and down Main Street.

The previous application was also refused on residential amenity grounds.  However, given the extension has been reduced in length and the single storey extension on the rear of ‘Rocking Castle’ is a conservatory and not a habitable room (as defined in the SPG on extensions and alterations to dwellings) the amount of light lost will not be significant enough to resist the application.  In terms of the other adjacent neighbour, 1 Greendale View, which has windows in its side elevation which overlook the garden area of the application site, I am satisfied that with the window in question being a secondary window to a bedroom, the retention of a Sycamore tree would dilute views in to this neighbours bedroom.  Furthermore, this neighbour has raised no objections to the proposal.  For the above reasons I consider the proposed extension to be acceptable in this respect.

Permission is also sought to demolish a single storey modern garage and provide parking and manoeuvring for two vehicles from the existing access by some remodelling, engineering works, within the garden.  The boundary wall, an important feature of the conservation area, will be retained, as will two boundary fruit trees. I am satisfied that the removal of the modern garage would be an enhancement to the conservation area as it would remove a modern garage which detracts from the conservation areas intrinsic character and appears at odds with the existing property and streetscape of the village.

The Highway Authority has raised no objections to the proposal. A number of conditions were suggested at the time of the first application, however, given the existing driveway to the garage exists the majority of the conditions are now not considered necessary.  The only concern is that the part of the driveway within 5 metres of the highway shall be appropriately surfaced to prevent loose material entering the highway, and this will be conditioned accordingly.

For the above reasons, I thus recommend the application accordingly.

	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have a significant visual impact on the building or adverse affect upon the setting of the Conservation Area. 

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 01 July 2013














