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	Date Inspected:
	19/12/17
	

	Officer:
	RM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed replacement garden room

	Site Address/Location:
	Stonehill House, Main Street, Grindleton

	


	CONSULTATIONS: 
	Parish/Town Council

	No objection to this application 

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN2 – Landscape 

Key Statement EN5 – Heritage Assets

Policy DMG1 – General Considerations

Policy DMH5 – Residential and Curtilage Extensions

Policy DME2 – Landscape & Townscape Protection

Policy DME4 – Protecting Heritage Assets

Planning (Listed Buildings and Conservation Areas) Act

National Planning Policy Framework (NPPF)



	Relevant Planning History:

None relevant


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description:

The application relates to detached property known as Stonehill House on Main Street in Grindleton. The property is set back slightly from Main Street with the dwelling at Broadfold Farm situated on land in-between the application property and this highway. To the north is the extensive curtilage of Rawsthorne House with the dwelling positioned some 35m away from the application property. To the west is an area of open land and to the south the detached property at Packwood. This area is generally characterised by a mixture of terrace properties fronting Main Street and considerably larger detached dwellings with larger curtilages set further back from this highway. 
The application dwelling is large in size with an extensive curtilage. The dwelling is attractive in appearance being constructed in natural stone with a slate roof, however the west facing gable elevation has a rough render finish and a single storey side conservatory style extension with a sloping mono-pitched roof. To the rear is a large two storey rear extension with a hipped roof design and a rendered finish.  
The application site is within the AONB, the settlement boundary of Grindleton and the property is within the Grindleton Conservation Area, however it is not identified as a building of townscape merit. Public Right of Way 53 runs directly to the south of the residential curtilage of Stonehill House. 


	Proposed Development:

This application seeks consent to demolish the existing single storey side conservatory/extension and erect a slightly larger garden room in its place. The proposed extension would be set towards the rear of the gable elevation and measure 4.7m wide with a 4.2m projection out from the existing gable elevation. The replacement garden room extension would have a hipped roof measuring 4.6m high to the ridge at the highest point however the land to the west of the dwelling slopes away and therefore where the extension meets the house the ridge would measure 3.8m high.  

The proposed extension would be constructed in natural stone at the base to match the existing dwelling with aluminium framed windows and artificial “Tapco” slate roof.  



	Principle of Development:

The application seeks to erect a replacement side garden room extension to an existing residential dwelling and thus the principle of the development is acceptable in this location, subject to compliance with other policies in the Core Strategy.    



	Visual Amenity, External Appearance, Listed Building and Conservation Area:

Section 72 of the Planning (Listed Buildings and Conservation Area) Act 1990 places a duty on the local planning authority to pay special attention to the desirability of preserving or enhancing the character or appearance of conservation areas.   
Similarly, Policy DME4 of the Ribble Valley Core Strategy does not support development that would cause harm to the significance of a heritage asset, in this case the St Lawrence’s Church Conservation Area.   

Paragraph 129 of the NPPF states that “Local planning authorities should identify and assess the particular significance of any heritage asset that may be affected by a proposal (including by development affecting the setting of a heritage asset) taking account of the available evidence and any necessary expertise. They should take this assessment into account when considering the impact of a proposal on a heritage asset, to avoid or minimise conflict between the heritage asset’s conservation and any aspect of the proposal.”

Paragraph 133 of the NPPF states 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 more important the asset, the greater the weight should be.”

The application is accompanied by a heritage statement which states that the dwelling was built circa 1870 and that the replacement  arden room is a visual improvement in comparison to the existing. The statement comments that the proposal would have no impact on the street scene of Main Street as it faces the large side garden area and therefore would not be visible. The LPA agrees that the extension would not be visible from Main Street, however it would be visible from certain vantage points along footpath 53 which runs to the south of the dwelling. 
In terms of the specific design, the proposed extension would be constructed in natural stone with high levels of glazing and this is preferred to the existing rough render extension with high levels of glazing. The extension would have a hipped roof design to match the existing rear extension and this hipped design is preferred to a pitched roof which would have a more bulky and dominant appearance on the side elevation. The extension would have an artificial slate roof, containing two conservation style roof lights, and whilst the LPA would normally seek a natural slate roof within the conservation area it is considered that being at single storey level and away from public view the use of artificial slate in this particular occasion is acceptable. Furthermore, the application includes specific details of the slate to be used and the Officer is satisfied with its appearance.    

In summary, the Officer accepts that the proposed extension would result in a slight visual improvement on the existing single storey extension in terms of its design and finished materials and thus it is considered that the replacement garden room would at the very least preserve the character and appearance of the conservation area in accordance with national and local policies, and would have no negative impact upon the character of the street scene or the wider AONB. 



	Impact Upon Residential Amenity:

The proposed garden room would be sited on the west facing side elevation of the dwelling and faces into the large side garden area of the application property. To the east of Stonehill House is the property known as Broadfold Farm, however this property is totally screened from the proposed extension by the main two storey section of the application property. As such the residents of Broadfold Farm will not be able to see the replacement garden room and thus there is no negative impact.

To the north the dwelling at Rawsthorne house is some 35m from the proposed garden room and to the south the property at Packwood is a similar distance from the extension. At such distances the proposed single storey extension would not have any undue impact upon residential amenity and furthermore the boundaries of the application dwelling are well screened by a mixture of mature trees and hedges.     
In view of the above the proposed garden room would have no greater impact upon residential amenity of neighbouring properties than the existing garden room and the proposal complies with Policy DMG1 of the Core Strategy.       


	Highways: 

Being located to the side of the dwelling and within the extensive garden area, away from any highway or parking area, the proposed extension would have no impact upon highway safety. 


	Conclusion:

In summary, the proposed garden room would share an acceptable relationship with the host property and the surrounding conservation area in terms of its design and appearance, and would not have any undue impact upon neighbouring residential amenity in accordance with Policies Policy DMG1, DME4 and DMH5 of the core strategy. 



	RECOMMENDATION:
	That planning consent be granted.


