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	Date Inspected:
	15/03/2016
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed single storey side extension.

	Site Address/Location:
	Cross House Back Lane Grindleton BB7 4RW

	


	CONSULTATIONS: 
	Parish/Town Council

	No objection.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection.

	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

	Relevant Planning History:

3/2001/0473 - demolition of existing lean-to and two outbuildings and erection of two storey extension and double garage/store building. APPROVED WITH CONDITIONS

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
Consent is sought for the erection of a single storey side extension at Cross House, Back Lane, Grindleton. The application dwelling is a semi-detached house constructed from natural stone under a slate roof and has timber window frames and doors. A large side and rear two storey extension and detached garage were granted consent in 2001 and have since been implemented. The building is located on the east side of Back Lane and is situated within both Grindleton Conservation Area and the Forest of Bowland AONB. The original property is depicted on the 1st Edition Ordnance Survey, surveyed 1849-1850 and is therefore considered to be of some historic interest. 
The development proposed is a single storey side extension on the north side of the building measuring 2.6m x 3.7m. It would have a cross-gabled roof and would be constructed in natural stone and slate to match the existing. The proposed extension would adjoin the modern part of the building and would be built flush with the front elevation of the main dwelling.

	Observations/Consideration of Matters Raised/Conclusion:

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.
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 NPPF also attaches great weight to conserving landscape and scenic beauty in Areas of Outstanding Natural Beauty, which have the highest status of protection in relation to landscape and scenic beauty.
The front elevation of the proposed side extension would be flush with the existing building. It is considered that a minimal setback would serve to ensure that there is a distinct break to avoid unsightly matching of new and old materials. There is a concern regarding the cross-gabled roof design which incorporates a gabled peak to the rear. This would not, in my opinion, be in keeping with the character of the building or the surrounding area and a simple lean-to roof would be more sympathetic. Additionally, there are concerns regarding the large glazed opening on the north (side) elevation of the extension which would not be reflective of existing openings which have masonry cills and lintels and timber sash windows. There would be some views of this elevation over the front boundary wall and it would be at odds with the character of the main dwelling. Accordingly, the applicant has submitted amended plans to overcome the issues noted above by removing the gabled peak, setting the extension back 150mm from the principal elevation of the main dwelling and replacing the large glazed opening with a double-window that is more reflective of existing openings.

With regards to the potential impact on the residential amenity of the occupiers of nearby dwellings, the proposals do not raise any concerns.
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. Therefore, it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be granted.


