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	Date Inspected:
	12 November 2018
	

	Officer:
	JM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Partial demolition, internal alterations and extension to Prospect House.  Partial demolition of dwelling at hallway, re-roofing to lean-to extension, garage and music room.  Extension to hallway and music room and partial rebuilding of section of garage.  Removal of dormers to roadside elevation and replace with roof lights, replacing windows.  Relocation entrance door in lean-to.

	Site Address/Location:
	Prospect House Sawley Road Grindleton BB7 4QS

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections

	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES :

	Planning (Listed Buildings and Conservation Areas) Act 1990. ‘Preservation’ in the duties at sections 16, 66 and 72 of the Act means “doing no harm to” (South Lakeland DC v. Secretary of State for the Environment [1992]).
Grindleton Conservation Area Appraisal

National Planning Policy Framework (NPPF; July 2018)

National Planning Policy Guidance (NPPG)

Ribble Valley Core Strategy:

Key Statement EN5 – Heritage Assets

Policy DMG1 – General Considerations

Policy DME4 – Protecting Heritage Assets


	Relevant Planning History:

3/2018/0587-  Partial demolition, internal alterations and extension to Prospect House.  Partial demolition of dwelling at hallway, re-roofing to lean-to extension, garage and music room.  Extension to hallway and music room and partial rebuilding of section of garage.  Removal of dormers to roadside elevation and replace with roof lights, replacing windows.  Relocation entrance door in lean-to.Refused
3/2018/0553 – Application to remove Juniper tree as its retention is considered untenable in the current site context due to conflicts with street lamp. Under consideration.
3/2012/0503 – Application for a non-material amendment to planning permission 3/2009/0683P, for an increase in height of the property from 8100mm to 8564mm (464mm increase). The actual ridge height will be lowered by 36mm as the proposed ground floor level will be dropped by 500mm. Granted 4 July 2012.
3/2009/0683 - Renewal of planning consent 3/2004/0852P, to build a new 4 bedroom detached house with garage. PP granted 23 September 2009.
3/2007/0091 – Proposed demolition of old stable building and construction of new improved replacement stables with ancillary storage and tack room. Associated external works including ramp.  PP granted 30 April 2007. 

3/2004/0852 – Erection of dwelling and garage. PP granted 2 November 2004. 

3/1992/0653 – Outline application to erect detached house. PP refused 10 December 1992.
3/1991/0344 – Erection of one no. detached house, construction of parish car park & provision of site for public conveniences. PP refused 22 August 1991.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

Prospect House is a prominently sited (roadside location) stone built double-pile house within Grindleton Conservation Area and the setting of ‘Duke of York Hotel’ (Grade II) and ‘Swindlehurst Farmhouse’ (Grade II). A building in a similar location is shown on the 1850 OS Map. Despite its village centre location, the building addresses the south-east (solar) and Pendle Hill. Modern single-storey additions have been added to the east. 
The Grindleton Conservation Area Townscape Appraisal Map does not identify the principal building to be a Building of Townscape Merit. However, this may be an omission – on the same map, neither Swindlehurst Farmhouse or the Church of St Ambrose (listed in 1984) are shown to be listed (and Swindlehurst Barn is wrongly shown to be listed). These errors are compounded in the text of the Appraisal. The Appraisal was not adopted by the Borough Council at the meeting of 3 April 2007 (public consultation comments refer to some of above errors as well as to confusion as to which part of the school was a Building of Townscape Merit). In my opinion and having considered the special architectural and historic interest of the conservation area, Prospect House would appear to make a positive contribution to conservation area character and appearance by virtue of its age, form, materials and detailed design. 
The submitted Heritage Statement identifies two interesting layers of historical and architectural development:

“From a cursory inspection, Prospect House appears to date from the early 19th century, and was built as a substantial, three storey, double-fronted and double-depth dwelling with a simple rectangular plan. It is built from local sandstone with slated roof, with a plain exterior typical of the district, the windows and doorways having monolithic, flat-faced surrounds. The house faces approximately south over the garden, and originally its front doorway was central, set between a pair of windows, and the house name obviously refers to the far-ranging views from it, across the Ribble Valley towards Pendle Hill. A single storey lean-to or outshut stands against the west gable, likely to be a 19th century addition”. 

Whilst “the house’s traditional appearance was much modified in the second half of the 20th century”, this appears largely a reference to the additions to the east (the principle building was only altered by the blocking-up of the front door, enlargement of adjacent openings and addition of dormer windows to the north elevation roof). 

“The heritage significance of Prospect House, as an unlisted building within the conservation area, derives from its early 19th century origins as a substantial detached house, built in traditional style with local, traditional materials … There is also some contribution made by the obviously contrasting 1953 extension, which is work of some merit, its architectural interest being chiefly found in the glass-fronted, overhanging south gable which projects into the garden”. 

The Heritage Statement does not explore the historic ownership of this relatively prestigious early C19 house. 

The Grindleton Conservation Area Appraisal identifies:
“Grindleton’s historic character is that of a compact village of farmers and handloom weavers. It has two public houses and a Wesleyan chapel, but the streetscape is largely made up of vernacular houses, without church (until 1805), manor, rectory or ‘polite’ houses” (General character and planform).
“Grindleton commands a wide panorama of the Ribble Valley and Pendle Hill. These views are especially fine from … Sawley Road, which runs at a right-angle to the Main Street … In turn, Grindleton itself is visible from the opposite side of the Ribble Valley – notably from Chatburn and Worston” (Key views and vistas). 

“Many of the houses built along the Main Street were originally weavers’ cottages … Most are small, two-up, two-down cottages built in short rows of three to five dwellings. The village also has two public houses – The Duke of York and The Buck Inn – dating from the 18th century, both symmetrical double pile houses” (Plan form and building types). 
“The historic buildings of Grindleton are relatively modest and conservative, but are attractive because of the homogeneity of the stone walls built from local gritstone and roofs of sandstone or slate, with boundary walls of stone” (Architectural qualities). 


	Proposed Development for which consent is sought:

Planning permission is sought for a two-storey extension to the east elevation of the main building . it is set down from the main building and has a two storey glazed link building set back from the main elevation.
Two roadside elevation dormer windows are to be replaced with rooflights.
All existing windows (painted timber) and doors are proposed to be replaced with double-glazed aluminium frames. 

The existing ‘Music Room’ is proposed to be extended further to the south by 4m.

The existing garage range is to be remodelled including incorporation of a pitched roof.
The proposals are accompanied by the loss of ground floor interior walls from the historic build (significant to double-pile planform).

A European Protected Species scoping survey has been submitted. This concludes that:
“The preliminary roost assessment has found only minor evidence of access by roosting bats at this property; caution is required during removal of roofing materials and timber fascia boarding on the kitchen extension. It is recommended that the development proceeds without a requirement to obtain a development licence (EPSL) since the proposed building works are unlikely to result in a breach of the Habitats Regulations. Further survey effort is unlikely to be required”.
A Tree Management Appraisal has been submitted in respect to the semi-mature Meyer’s Juniper at the roadside of the site. It is concluded that the tree’s retention is untenable in the current

site context, and its removal is therefore proposed. This proposal was subject to separate consideration by the Borough Council’s Countryside Officer (Application 3/2018/0553 – approved with conditions 9 August 2018).


	Impact upon the character and appearance of Grindleton Conservation Area and the setting of listed buildings:

The proposals do not safeguard the character and appearance of Grindleton Conservation Area. Prospect House is an important, distinct (symmetrical opening pattern; double-pile layout; three-storey), relatively prestigious and prominent early C19 historic building. Previous extensions have been undertaken so as to compliment the historic build.It was considered that the previously refused application that the proposed two-storey element  had a more visual and detrimental impact  and the current scheme the extension is more subservient and the glazed link differentiates between the original building and the new extension. On that basis it is considered acceptable.

Mindful of NPPG (“In general terms, substantial harm is a high test, so it may not arise in many cases”) and the schemes minimal impact on historic fabric, the harm to the character and appearance of Grindleton Conservation Area is ‘less than substantial’. In respect to NPPF paragraph 196 (public benefits), the removal of modern dormers (paragraph 4.3 of the Heritage Assessment discusses their provenance) is of some limited benefit. 
Residential amenity:

The proposal does not result in any significant harm to the amenities of adjoining or nearby residents. 


	

	RECOMMENDATION:
	That planning permission be approved.



