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	Application Ref:
	3/2021/0234
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	Date Inspected:
	22nd December 20 / 11th March 21
	

	Officer:
	LE
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVE

	

	Development Description:
	Proposed extension to the front to consist of WC, garden room and to incorporate a new entrance. Two trees to be relocated.

	Site Address/Location:
	Well House Main Street Grindleton Clitheroe BB7 4QT

	

	CONSULTATIONS: 
	Parish/Town Council

	No objections

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	N/A

	CONSULTATIONS: 
	Additional Representations.

	No representations received

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:
Policy DS1: Development Strategy 
Policy DS2: Sustainable Development 
Policy EN2: Landscape 
Policy EN4: Biodiversity and Geodiversity 
Policy EN5: Heritage Assets 
Policy DMG1: General Considerations 
Policy DMG2: Strategic Considerations 
Policy DMG3: Transport and Mobility 
Policy DME1: Protecting Trees and Woodlands 
Policy DME2: Landscape and Townscape Protection 
Policy DME3: Site and Species Protection and Conservation 
Policy DME4: Protecting Heritage Assets

	Relevant Planning History:
RV2020/ENQ/103

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The property is a detached stone built dwelling set back from Grindleton Main Street. There a a variety of house types and ages arranged in a generally linear for along this street however this property is set further back from most and is not in a uniform row. 

	Proposed Development for which consent is sought:
The application seeks consent for a proposed extension to the front to consist of WC, garden room and to incorporate a new entrance. Two trees are to be relocated to facilitate this.

	Principle of Development:
The proposal is for a domestic extension to the dwellinghouse which is acceptable in principle subject to an assessment of the material planning considerations and relevant Core Strategy Policies. 
The site lies within both the Forest of Bowland AONB and Grindleton Conservation Area. The property is a detached dwelling set back from the road and given the boundary screening and position is not particularly prominent in the street scene. It is also noted that this dwelling was constructed circa 1979, is not a listed building or building of townscape merit and lies within residential development that is in a linear form along the main street.
The LPA must accord with the general duty at 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 with respect to conservation areas in exercise of their planning functions This requires that special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.


	Residential Amenity:
The single storey extension will have an acceptable relationship to neighbouring properties and there are no concerns with regard to potential impact on residential amenity.

	Visual Amenity:
Extensions to the principle elevations of dwellings may not always be appropriate as they can be an over dominant feature that disrupts the character of a street scene. 

Special consideration must be given to maintaining and enhancing the character and appearance of both the conservation area and AONB. In this case the property is an individually designed and fairly modern detached house of simple form, set back from the road and with boundary screening that almost entirely obscures the ground floor. It lies within a group of dwellings which are in a generally linear layout with variations in set back from the road, style and age. 

The proposed extension is single storey with a flat roof and lantern rooflight. It is sensitively designed to respect the form and fenestration of the property and is not considered to be overdominant. It may have a more balanced appearance if it were to extend full width rather than off set as shown but it is presumed that it does not so that steps can be accommodated at the side.

 In view of the above it is considered that the design presented will maintain the character of the conservation area and AONB and will not detract from the appearance of the street scene. It is also noted that it will provide needed ground floor accommodation for a disabled person and level access both within and to the outside of the property. 

As such the visual impact is acceptable and it is considered that it will maintain the character of both the conservation area and AONB

	Biodiversity/ Trees:
Two acer trees are to be relocated within the site to facilitate the extension, there is no objection to this.

The proposal does not appear to involve any disruption to the main roof of the house and so a bat survey is not required

	Highways:
It is not considered that this proposal will raise any highway safety issues.

	Observations/Consideration of Matters Raised/Conclusion:
For the reasons discussed above the proposal is considered to be a sensitively designed extension to the property which will also be of benefit to the disabled occupant by providing accessible downstairs living accommodation. The character of the conservation area and AONB will be maintained. Therefore, it is recommended accordingly.

	RECOMMENDATION:
	That planning consent is granted
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