
DELEGATED ITEM FILE REPORT - APPROVED
	Ref: AB
	

	Application No: 
	3/2015/0399

	Site:
	Foxgloves, Back Lane, Grindleton, BB7 4RW

	Development Proposed:
	Proposed new single storey side extension including new chimney stack. Proposed new front porch to front elevation. Minor internal alterations.

	Target:
	22nd June 2015

	CONSULTATIONS: Town/Parish Council

	Parish Council: No objection

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways: None received

	CONSULTATIONS: Additional Representations

	No representations have been received

	RELEVANT POLICIES:

	Ribble Valley Core Strategy

Policy EN2 – Landscape 
Policy EN5 – Heritage Assets

Policy DMG1 – General Considerations

Policy DME4 – Protecting Heritage Assets

Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework

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:

	This application relates to the erection of a single storey side extension including new chimney stack and new front porch Foxgloves, Back Lane, Grindleton. Foxgloves is a modern two storey detached dwelling located within the village of Grindleton on the south western side of Back Lane and within the defined boundaries of the Grindleton Conservation Area. Moreover, the application property lies within the Forest of Bowland AONB. The dwelling is constructed from stone with a natural slate roof with brown UPVC window frames and doors which are enclosed with stone surrounds and stone mullions. The immediate area is primarily residential with mainly detached and semi-detached properties. 

In determining the application it is important to consider the design of the proposals, its effect on the visual appearance of the surrounding area, its impact upon the character, setting and visual amenities of the conservation area and its effect on the amenities of neighbours.
The single storey side extension would project from the north-west facing gable elevation of the existing dwelling by around 1.6m. It would measure 1.6m x 6.2m and would have a dual-pitched roof with its ridge line running parallel with the main dwelling. It would be faced in materials to match those used in the construction of the main dwelling including stone surrounds and quoins. There would be a boiler flue on the roof slope of the single storey extension facing Back Lane and a new stone chimney stack would be erected on the north-west gable elevation. The applicant also proposed to replace the existing open porch with a porch measuring approximately 3.5m in width and 1.1m in depth. This would be constructed from oak posts erected on stone plinths with a slate roof. To the rear the wall below the kitchen windows would be demolished to form bi-folding doors.
With regards to visual impact Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 imposes the general duty on LPAs for ‘special attention to be paid…..to the desirability of preserving or enhancing the character or appearance of a conservation area’. Policy DME4 of the Adopted Core Strategy states that ‘proposals within, or affecting views into and out of, or affecting the setting of a conservation area will be required to conserve and where appropriate enhance its character and appearance and those elements which contribute towards its significance. This should include considerations as to whether it conserves and enhances the special architectural and historic character of the area as set out in the relevant conservation area appraisal. Development which makes a positive contribution and conserves and enhances the character, appearance and significance of the area in terms of its location, scale, size, design and materials and existing buildings, structures, trees and open spaces will be supported’. Paragraph 132 of the NPPF notes that ‘when considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation.’ 
The application property is relatively modern having been constructed in the late 1990’s. The building therefore does not have any historical significance. In terms of its aesthetic value, the dwelling is built in a similar style to that of other buildings within the village. However, the significance of the building within the conservation area is considered low. The proposed single storey side extension would be clearly submissive to the main dwelling and would be set back from the front and rear elevations of the host dwelling. It would be faced in matching materials and the proposed fenestration would be of matching proportions and style in order to allow the extension to blend into the parent property. The extension would abut the existing driveway which has a ground level of around 0.8m above the proposed extension reducing the amount of wall visible when approaching from the north along Back Lane. The proposed chimney stack would match the design and height of the existing chimney on the south east side of the dwelling and whilst it would be injurious the symmetrical appearance of the existing building it would not significantly harm the visual appearance of the property to warrant refusal.
There is boiler flue proposed on the front roof slope of the extension. Ideally this should be located on the rear roof slope and should have a dark matt finish in order to reduce its prominence in the street scene. The existing porch would be removed and a larger porch of a similar design would be erected in its place. It would be constructed of stone plinths with oak posts and truss detail and I do not consider this would be detrimental to the visual appearance of the building. There are no design concerns relating to the creation of new bi-folding doors to the rear.
With regards to the potential impact on the residential amenity of the occupiers of nearby dwellings, the proposed single storey rear extension would be located around 13m from the nearest dwelling to the north, Brooklyn. As such, the single storey side extension would not result in a loss of outlook or light to these neighbouring occupiers. Furthermore, there are no windows to habitable rooms proposed on the elevation facing this neighbouring dwelling and there is sufficient screening to ensure no loss of privacy. Furthermore, the proposed porch, chimney stack, boiler flue and alterations to the rear would not adversely impact upon the residential amenity of any surrounding residential properties. 

In conclusion, it is considered that the proposed development would not result in harm to the appearance of the existing building, the character of appearance of the conservation area of the residential amenity of neighbouring occupiers. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION: Permit Full Planning Permission


Ribble Valley Borough Council  











DATE INSPECTED: 01/06/2015











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








