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	Date Inspected:
	24/04/2019
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Demolition of conservatory and construction of single storey extension to rear.

	Site Address/Location:
	Foxgloves Back Lane, Grindleton, BB7 4RW

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections

	CONSULTATIONS: 
	Additional Representations.

	No representations received in respect of proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN5: Heritage Assets

Key Statement EN2: Landscape

Policy DMG1 – General Considerations

Policy DMH5 – Residential & curtilage Extensions
Policy DME2- Landscape and Townscape Protection

Policy DME4- Protecting Heritage Assets

Planning (Listed Buildings and Conservation Areas) Act

National Planning Policy Framework

	Relevant Planning History:

No relevant planning history


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

 Foxgloves is a modern two storey detached dwelling located within the village of Grindleton on the south western 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 dwelling is constructed from stone with a natural slate roof with brown UPVC window frames and doors which are enclosed with stone surrounds and stone mullions. 

	Proposed Development for which consent is sought:

Consent is sought for the demolition of the existing conservatory and erection of a single storey extension with a larger footprint. The proposed extension will have a rearward projection of 3.85 metres and will measure 8.25 metres in length. The extension will have a lean to roof measuring 2.5 metre and the eaves and 3.9 metres at the ridge constructed in natural stone with a slate roof to match the existing dwelling.

	Residential Amenity:

The proposed extension is set approximately 2.1 metres from the boundary of the adjacent property known as ‘Appledale’ This property has a single window on the side elevation facing the application site and the extension proposes a window facing this adjacent dwelling. As the window on the neighbouring dwelling is obscurely glazed it is considered that the proposed development will have limited impact on this neighbouring dwelling in terms of loss of light and privacy. 

	Visual Amenity:
The application site is located within the AONB and Key Statement EN2 of the Core Strategy states “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” and Policy DMG1 requires development to be of a high standard of design and be sympathetic to existing and proposed land uses in terms of size, intensity and nature.

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 Grindleton 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 proposed development is to the rear of the property and will be constructed in a similar position to the conservatory but with a larger footprint. As the extension is to the rear of the property the development will not be visible on approach from Back Lane and as such it is considered that proposed extension will have limited impact on the visual amenity of the Conservation Area and that of the AONB.
The extension is to be constructed in materials to match the main dwelling with the design of the extension considered to be in keeping with the application dwelling. 
In summary, it is considered that the development will not have a significant detrimental impact on the visual amenity of the surrounding area to warrant refusal of the application.

	Observations/Consideration of Matters Raised/Conclusion:

The proposed development will not result in any significant impact on the residential or visual amenity of the area. With all the above taken into consideration it is recommended accordingly.


	RECOMMENDATION:
	That planning consent be granted.


