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	Date Inspected:
	22/07/2016
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Extension to an existing dwelling to form a link with the redundant garage, improving kitchen and dining facilities and creating a ground floor bedroom

	Site Address/Location:
	Wythenstocks Barn Back Lane Grindleton BB7 4RW

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The Highway Development Control Section does not have any objections regarding the proposed extension to an existing dwelling including the creation of a ground floor bedroom at the above location. We are of the opinion that the proposed development should have a negligible impact on highway safety and highway capacity in the immediate vicinity of the site.  Based on the car parking recommendations in the 'Joint Lancashire Structure Plan' we are of the opinion that the applicant has provided adequate off-road parking and manoeuvring provision for this type and size of 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

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 (NPPF)

	Relevant Planning History:

3/2001/0249: Erection of garage to rear (Approved with conditions) 

3/1997/0622: Renewal of application 3/1992/0429 for the conversion of a redundant barn to dwelling (Approved with conditions)
3/1992/0429: Conversion of redundant barn to dwelling (Approved with conditions)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is 3 bedroom converted barn with separate garage to the rear. The property is located within the village of Grindleton on the north eastern 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 immediate area is primarily residential with mainly detached and semi-detached properties.

	Proposed Development for which consent is sought:

Consent is sought for the extension to an existing dwelling to form a link with the redundant garage at Wythenstocks Barn, Back Lane, Grindleton. The proposal will improve the kitchen and dining facilities and create a ground floor bedroom. The alterations to the existing garage include the heightening of the pitched roof, resulting in heightening of the eaves from 2.3m to 2.9m and the ridge from 3.25m to 4.9m. The proposal will link the existing dwelling with the existing detached garage by infilling the space between them, it will be connect onto the existing cat slide rear extension roofslope. The proposed link extension will have a pitched roof with an eaves height of 2.3m and a ridge height of 3.5m. It will have a flat roof extension to the side to utilise the space. The proposal includes the insertion of large glazed sliding doors to the south elevation, the replacement of a side window with a full length glazed window and the insertion of two conservation type rooflights which will sit flush with the north roofslope. It is also proposed to infill the garage door and replace with a glazed door and window. 

	Impact upon Character/appearance of Conservations Area:

The Townscape Appraisal Map for the Grindleton Conservation Area identifies a number of unlisted buildings that have been judged as making a positive contribution to the character and appearance of the conservation area, known as Buildings of Townscape Merit. The application property is not classed as being a Building of Townscape Merit within The Grindleton Conservation Area Appraisal. It is further considered that the design, scale and appearance of the proposed extension would not have any impact upon the character and appearance of the conservation area.

	Impact Upon Residential Amenity:

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 rear 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. Therefore, it is considered that the proposed development would not adversely impact upon the residential amenity of any surrounding residential properties. 

	Visual Amenity/External Appearance:

Negotiations have resulted in a reduction in height of the pitched roof of the detached garage from 5.2m to 4.9m, resulting in the ridge height of the detached garage being lower than the eaves of the existing dwelling. The reduction of the ridge height of the proposed link extension from 4.3m to 3.5m and the removal of the window to the north west side elevation which over looked the adjacent field. The amendments resulted in a proposal that was low-lying and subservient to the main dwelling. 
In terms of design the proposed rear extension would be clearly submissive and commensurate to the scale of the main dwelling. It is proposed to use random stone and natural slate roof tiles; it is considered that matching materials would maintain coherence between the main dwelling and the proposed development. It would not result in any harm to the appearance of the host dwelling or the surrounding area and would accord with Ribble Valley Core Strategy Policies DMG1 and DMH5.
Extensions can be perceived as being highly prominent if not carefully sited. The proposed development will be sited to the rear of the property and therefore will be adequately screened by the existing dwelling and would not be highly visible within the streetscene. Therefore the proposal would accord with Policies DMG1 and DMH5 of the Ribble Valley Core Strategy.

	Landscape/Ecology:

A bat survey has been submitted which found no evidence of bats at the property and concludes that the proposed works are unlikely to cause disturbance to bats
, result in loss of bat roost or cause injury or death to bats. The property currently has low potential for supporting roosting bats. 

	Observations/Consideration of Matters Raised/Conclusion:

In conclusion, it is considered that the proposed development would not result in any significant harm to the character and appearance of the host dwelling or the surrounding area, nor will it have cause any detrimental harm to the amenity of the neighbouring properties. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be granted.


