Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: JM/EL

	Application No: 
	3/2015/0367/P

	Development Proposed:
	Two storey rear extension and single storey extension at 8 West View, Grindleton

	CONSULTATIONS: Parish/Town Council

	Parish Council - No issue in principle other than concern of windows on north and south elevation. Feel that there may be intrusion into privacy of adjacent neighbours and rooflights would serve the same purpose especially on the north elevation.

 

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	

	CONSULTATIONS: Additional Representations.

	5 letters of representation has been received with 2 from two of the same households which raises the following issues:
· Loss of daylight and sunlight into front garden as well as a view will be reduced due to the effects of the development on the skyline. 

· Consider that the application is misrepresented in relation to design and access statement.

· Evidence in relation to other two storey properties in the locality. 

· They consider that the design implications are not adequately taken account of and that this is a qualitative statement and does not reflect reality.

· Visual impact to the character of Milnshaw terrace and Grindleton Conservation Area.

· Inaccuracies to the Design and Access statement

· Also representations regarding the accuracy of the scoping survey that has been carried out in relation to protected species. 

· Loss of privacy to front garden due to overlooking  caused by bedroom window.



	RELEVANT POLICIES:

	Ribble Valley Core Strategy Adopted Version
Policy DMG1 – General Considerations.

Policy DME4 – Protecting Heritage Assets.

Policy DME2 – Landscape and Townscape Protection.

Policy DMH4 – Residential Curtilage and Extensions.



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

	This application seeks planning permission for a two storey rear extension as well as a single storey rear extension at 8 West View, which is one of a pair of cottages with road frontage on to the main street of Grindleton. The property is constructed of stone and a blue slate roof. The single storey extension would be effectively screened by a boundary wall so would not be readily visible  but there would be some impact on the Grindleton Conservation Area. The extension is to have a pitched roof and forms the whole width of the existing property and would measure approximately 5m x 6m and would be constructed of natural stone and would have a paned glass doorway comprising the majority of the rear elevation. The scheme as submitted, incorporates rooflights on the wall that faces internally to No 9 West View. The two storey extension is set back from the single storey extension and comprises approximately half the width and measures 4.6m x 3.3m and would have a pitched roof. This extension is at a lower flank of the main roof and would still be subservient to the principal roof. It is to incorporate one window on the east elevation which would look over the existing garden of No 8. The proposal also includes a new window which will serve a hallway window on the first floor. This has now been reduced in size and has been confirmed to be opaque glass and a fixed opening in order to minimise any impact of the adjacent properties on Milnshaw Terrace. 
In relation to the visual impact on the Conservation Area or character of the building, I am satisfied that this would not result in significant harm nor be to the detriment of the character of the existing building nor Conservation Area. 

I note the representations from the adjacent resident and although I accept there will be some impact in relation to loss of daylight and sunlight on the front garden, as well as an impact on light entering windows on the front elevation, I consider that the distance is sufficient so as not to warrant an effect that would necessitate a recommendation of refusal. In relation to overlooking the main view of the bedroom window would be the rear garden of the dwelling and only limited views of the properties and gardens of Milnshaw Terrace. Other issues raised about the quality of the submission are noted but I do not consider particular relevant in the determination of this application. 
I am mindful of the National Planning Policy Framework and in particular section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 and the desirability of preserving and enhancing the character and appearance of such buildings in preparing this report and do not consider that this proposal would adversely affect the setting of the Conservation Area. 



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 12 & 20 May 2015











This report needs to be read in conjunction with the Decision Notice.








