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	DELEGATED ITEM FILE REPORT: 
	Decision
	

	

	Development Description:
	Proposed new opening at first floor with balcony construction

	Site Address/Location:
	Annex at Lane Side Barn, High Cliffe Greaves, Grindleton, BB7 4QT

	

	CONSULTATIONS: 
	Parish/Town Council

	No comments within Consultation Period

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: 
	Additional Representations.

	No representations received in respect of proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:
Key Statement EN2- Landscape
Policy DMG1 – General Considerations 
Policy DMH5 – Residential extensions and curtilage extensions.
Policy DME2- Landscape and Townscape Protection

	Relevant Planning History:
None relevant

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The application site relates to a semi-detached farmhouse located within Grindleton. The application specifically relates to the detached annex in the garden area of the farmhouse. The annex was previously a workshop building that was newly built. The annex is constructed of stone with upvc windows/doors with stone lintel surrounds.

	Proposed Development for which consent is sought:

Consent is sought for a new double door opening at first floor on the south elevation of the building with a cantilevered steel framed balcony with glass balustrade. The balcony project from the south elevation of the annex by approximately 1.5 metres measuring approximately 2.6 metres from ground level with the total height including the balustrade measuring at 3.53 metres. 

	Residential Amenity:
The neighbouring dwelling to the north, Lane Side Barn, approximately 40m away from the application site, taking into account this distance and the works being on the south side of the annex, it is considered that the proposal will not result in any impact on the residential amenities of the occupiers of the aforementioned dwelling.

	Visual Amenity:
The development building is a stone-built former workshop building now used as an annex located within the designated Forest of Bowland AONB.  The proposed first floor opening and balcony will be on the south side of the annex building. The proposed door opening will be constructed in a similar style and form to the existing double door opening at ground door and the balcony will be cantilevered with a glass balustrade.

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.

The proposed development will be visible from the main highway High Cliffe Greaves however as the development site is set back from the main highway and the balcony has a minimal projection from the side elevation it is considered that the proposed development would not be viewed as a prominent addition when viewed from the road. 

The proposed materials are not considered to negatively impact the visual amenity or character of the area as the upvc framed door and stone lintel will match the existing windows on the annex building and the minimal use of steel for the frame supporting is balcony is considered acceptable.

	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.
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