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	Date Inspected:
	22/7/16
	

	Officer:
	VW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed single storey extension to rear outrigger

	Site Address/Location:
	5 West View, Main Street, Grindleton

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of the proposed development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No representations have been received in respect of the proposed development.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement 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:

No relevant planning history 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is a terrace property located on the eastern side of Main Street in the village of Grindleton. The application property is located within the defined boundaries of the Grindleton Conservation Area and the Forest of Bowland AONB. There are several listed buildings within the settlement of Grindleton; however none are within significant distance of the application property.  The property is a traditional weaver’s cottage (as per the Grindleton Conservation Area Appraisal) within an existing group of terraced buildings. This property is located within the middle of the terrace. The building is faced with painted render, natural slate roof tiles and UPVC window frames and doors. 

	Proposed Development for which consent is sought:

Consent is sought for a single storey flat roof rear extension – which will adjoin an existing store building but will not exceed the existing width of the current kitchen on the rear elevation. The proposal will measure 2.4m in width, 1.6m in length and 2.5m in height .The height of the extension will match the height of the existing store building. 
As the proposal will be extending rearward into the existing retaining wall, the existing steps are proposed to be re- located at the side of the retaining wall (on the east). 

	Impact upon Character/appearance of Conservations Area:

Policy DME4 of the Ribble Valley Core Strategy states that ‘proposals within, or affecting views into or 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’. With this in mind, as the proposal is at the rear of the original dwelling I do not consider that there would be any impact on the Grindleton Conservation Area. The building is not listed, nor is it a building of Townscape Merit. I also am mindful of the National Planning Policy Framework in particular Section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 and preserving and enhancing the character and appearance of such buildings but do not consider there would be any harm as a result of this development. 

	Impact Upon Residential Amenity:

With regards to the potential impact on the residential amenity of the occupiers of nearby dwellings, there are no dwellings to the rear of the application property. However, there are adjoining properties either side of the application site (4 and 6 West View). Number 6 West View would not be impacted by the proposal as it would be screened by existing walls of the application property.  I also do not consider that number 4 West View would be affected by the proposed rear extension as there are no windows proposed on the side elevation, nor do I consider the proposal to be harmful in terms of appearing overbearing or loss of outlook.

	Visual Amenity/External Appearance:

The proposed extension would be located to the rear of the application dwelling and therefore would not be prominent in the street scene. The proposal is a subservient addition and as such would cause no significant harm to the existing building. The proposal would infill the space between the existing store cupboard and the side of the existing dwelling and would therefore not dominate the original building.  I consider the flat roof element of the proposal to be acceptable as it will blend with the existing rear flat roof structures (i.e. the two storey element and the store room).
There were originally some concerns with the proposed insertion of the window on the rear elevation, as the window did not reflect the existing windows of the host dwelling (which at present have stone surround lintels and sills and are set in from the wall). Accordingly, the agent has submitted amended plans to overcome the issues noted above by amending the window so they are more reflective of existing openings (i.e. by including sills and lintels and setting the window in by 100mm).  
As per Key Statement EN2, ‘as a principle the council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, features and building materials’. The site is within the Forest of Bowland AONB, however, I consider that the proposal would not harm the visual amenity (due to reasons indicated above) of the surrounding AONB and would accord with Key Statement EN2. 

	Observations/Consideration of Matters Raised/Conclusion:

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 AONB, or the residential amenity of neighbouring occupiers. Accordingly, it is recommended that the application be approved.

	RECOMMENDATIN:
	That planning consent be granted.


