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	Site Notice:
	N/A
	

	Officer:
	LW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed demolition of single storey rear lean-to extension, front porch, outbuilding and garden walls. Construction of a single storey side extension and associated external works. Resubmission of 3/2022/1181 with design amendments. 

	Site Address/Location:
	Cherry Hall Main Street Grindleton BB7 4QT

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	N/A

	LCC Footpaths
	A response was received dated 17th May 2023, stating that with the plans provided they were unable to see how the application relates to the footpath and further location plans would be required to make a decision. Further location plans/site photographs were provided on 31st May 2023, however no further comments have been received in relation to the proposal. 

	

	CONSULTATIONS: 
	Additional Representations.

	No comments received. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement EN2:	Landscape
Key Statement EN5:	Heritage Assets

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DME4:	Protecting Heritage Assets

Planning (Listed Buildings and Conservation Areas) Act
National Planning Policy Framework (NPPF)
Grindleton Conservation Area Appraisal


	Relevant Planning History:

3/2023/0241: Tree works – T6 and T7 (Ash) to be felled due to ash die back.

3/2022/1181: Proposed demolition of a single storey rear lean-to extension, front porch and outbuilding. Construction of a two-storey side extension and associated external works (Withdrawn)

3/2016/1022: Discharge of conditions 3 (tree protection), 4 (landscaping), 6 (sections, 9 (desk study) and 10 (construction management plan) from planning permission 3/2013/1070 (Approved)

3/2016/0675: Proposed removal of a sycamore tree located on retaining wall between the garden and access lane as shown on attached plan (Approved)

3/2014/0833: Crown lift to 6 metres all Ash and Sycamore Trees on attached plan. Crown lift to 4 metres Holly and Hawthorne Trees. Fell T4. Remove outer stem of T9 and coppice Hazel G5 (Approved)

3/2013/1070: Erection of one dwelling house (Approved)

3/2013/0736: Proposed erection of one dwelling house (Withdrawn)

3/2011/0095: Resubmission of refused application 3/2010/0002P for two affordable dwellings in garden area of existing house, demolition of outbuilding, re-aligning of vehicular access to Cherry Hall and removal of part of wall to site (Refused)

3/2010/0002: Proposed erection of 2no. affordable dwelling in the garden of the existing house, demolition of outbuilding, re-aligning of vehicular access to Cherry Hall and removal of part of wall to site (Refused)

3/2001/0015: First floor extension above existing lounge to form bedroom and study, alterations to lounge windows to form access to patio (Approved) 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached three storey property at Cherry Hall, located on the eastern side of Main Street. The dwelling is thought to have been built in the late 18th / early 19th century, with the property having been extended in more recent times. The earliest section of the built form is constructed from stonework with dressed stone quoins, natural slate roof tiles and timber framed windows. The property features an existing modern uPVC entrance porch and a lean-to rear extension, along with a more modern two-storey side extension which is finished in render. A detached two storey structure is also featured within the property’s residential curtilage, sited along the southern boundary of the plot, adjacent the neighbouring residential property of no.2 Stonehill Cottages. Access to the site is via a track which runs along the northern boundary of the application site, with public footpath no.46 also following this track. The site lies within the defined settlement boundary of Grindleton and within the Grindleton Conservation Area and the Forest of Bowland Area of Outstanding Natural Beauty. 


	Proposed Development for which consent is sought:

The proposal seeks consent for the construction of a single storey side extension and associated works, following demolition of the existing single storey rear extension, front porch, outbuilding and garden walls. 

The proposed single storey side extension would project a maximum of 6.25m from the side elevation of the existing dwelling and would be staggered in design. The proposed kitchen/dining would extend a width of 4m and depth of 5.7m and feature a pitched roof design measuring 2.7m to the eaves and 4.35m to the ridge. 2no. Velux conservation style rooflights would also be installed, along with painted timber framed double doors to the front elevation and 1no. window to the rear elevation. 

The proposed utility/WC would have a width of 2.25m and depth of 5m and would include a pitched roof design measuring 2.7m to the eaves and 4.15m to the ridge. To the front elevation, 1no. window would be featured, whilst 1no. single door would be installed to the rear. 

The proposed development would be constructed in materials to match the external appearance of the existing dwelling. The north and south elevations of the proposal would be finished in render with stone quoins and surrounds, whilst the eastern side elevation would be finished in reclaimed stone.

As part of the proposed development, the double doors featured to the front elevation of the existing two-storey addition would be replaced by 1no window, whilst 2no. windows would also be installed to the rear elevation of the existing dwelling following the demolition of the rear extension. The existing window featured within the eastern gable elevation of the property would be built up. 

Landscaping works are also proposed, including the construction of 2no. retaining walls, a dwarf planter wall and a new stone paved patio area, as well as the planting of 1no. new tree and box hedging. The proposed retaining walls would replace the existing garden walls which are to be demolished and would measure a maximum of 1m in height and be constructed in reclaimed stone. The proposed wall to the south would also be topped with a 1.1m high timber fence as means of edge protection. 


	Principle of Development:

The proposal relates to domestic alterations to a dwelling and is therefore acceptable in principle subject to an assessment of the material planning considerations. 

The application property lies within the Grindleton Conservation Area and the Forest of Bowland Area of Outstanding Natural Beauty and therefore due regard must also be given to the impact of the development upon the historic and visual character of the surrounding area. 


	Impact upon Character/appearance of Conservations Area (Where Applicable):

With reference to making decisions on applications for development in Conservation Areas, Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that: 

“…special attention shall be paid to the desirability of enhancing the character or appearance of that area.” 

Key Statement EN5 of the Ribble Valley Core Strategy states that ’there will be presumption in favour of the conservation and enhancement of the significance of heritage assets and their settings’ whilst Policy DME4 states that ‘there will be a presumption in favour of the conservation and enhancement of elements that make a positive contribution to the character or appearance of the conservation area’. 

Grindleton and its historic character are that of a compact village of farmers and handloom weavers, with the streetscape largely made up of vernacular houses constructed from local gritstone and roofs of sandstone or slate, with stone boundary walls. Architecturally the historic buildings of the village are relatively modest and conservative but are attractive by virtue of their homogeneity and simplicity which is an element of the area’s special interest along with the survival of a medieval street plan, numerous historic buildings and the close proximity of relatively wild moorland and open fields which provides a rural setting to the village. 

Relative to this, the Grindleton Conservation Area Appraisal (2005) states that its primary purpose is to record, analyse, preserve, and enhance the various features that give the Grindleton Conservation Area its special architectural and historic interest. It identifies the ‘continuing loss of original architectural details and use of inappropriate modern materials or details’ as being the primary threat to the Conservation Area and further states that ‘Alterations to wall surfaces are usually the most damaging that can be made to the overall appearance of a historic building. Alterations or repairs to external elevations should respect historic fabric and match it in materials, texture, quality, and colour’ in order to ensure that the merits of the area are preserved. 

The proposed use of materials for the single storey side extension would be appropriate in this instance in as much that the side extension would incorporate materials to match the existing external features of the main property. The proposal would adopt the use of traditional forms and materials, including a pitched roof, natural slate roof tiles, stone clad and rendered walls, stone quoins and surrounds and timber windows to match both the original and more recent phase of the building. In addition to this, the proposed single storey development would follow the linear progression of the building, west to east, and would appear subservient to the original dwelling and its existing addition, with the front and rear walls of the proposal being set in from the existing. As such, the proposal would respond positively to the host property in the first instance and would integrate effectively with the Conservation Area as a whole. 

The proposed demolition of the existing outbuilding would also have a negligible impact upon the character of the host property and the surrounding area. The existing structure is not highly visible from the public realm and is not of any substantial visual merit. The demolition of the existing lean-to additions to the rear and the modern uPVC entrance porch would also restore the earlier phase of the building and reduce the number of built forms, with these additions somewhat detracting from the aesthetic and historic character of the property and the wider street scene. 

Stone boundary/retaining walls are also a distinctive feature of the Conservation area, lining both sides of Main Street and contributing to the linear character of the street scene. The proposed retaining walls would also replace the existing walls which are to be demolished and would therefore remain in keeping with the host property and the surrounding area and not an incongruous or uncharacteristic addition. As such, it is not considered that the proposal would detract from the existing form of the building or pose any threat to the preservation of Grindleton’s historic or architectural character. 


	Impact Upon Residential Amenity:

Whilst the proposed fenestration to the front elevation would face towards the neighbouring residential properties of no.2 and no.3 Stonehill Cottages, the proposed additions would solely provide views into the application property’s garden area and would be adequately screened by the existing detached two-storey structure located long the southern boundary of the site and the boundary hedging. In addition to this, the views provided would be similar to those afforded by the existing windows featured to the front elevation of the dwellinghouse. The proposed additions to the rear would provide views towards the access track sited along the northern boundary of the site and any views towards the neighbouring property of Stonelea Cottage would be screened by the existing boundary wall and tall vegetation. As such, the proposed development would not result in any new opportunities for overlooking or loss of privacy.

The proposed side extension would also be sited approximately 16m away from the nearest neighbouring properties to both the north and south of the plot and therefore it is not anticipated that the proposed works would result in any loss of natural light or outlook for any neighbouring residents. 


	Visual Amenity/External Appearance:

Ribble Valley Core Strategy Policy DMG1 states that “development should be sympathetic to existing and proposed land uses in terms of its size, scale, intensity and nature”. Furthermore, emphasis is placed on visual appearance and the relationship to surroundings. 

As the application site lies within the Forest of Bowland Area of Outstanding Natural Beauty, consideration must be given to the effect of the proposal on the surrounding natural landscape. Key Statement EN2 of the Ribble Valley Core Strategy states that “the Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, features and building materials”. 

The proposed side extension would have a maximum eaves and roof pitch height of 2.7m and 4.35m, making it wholly subservient to main property in terms of height. It is acknowledged that the proposal would project 6.25m from side elevation of the existing two-storey side extension, resulting in a considerable increase in width relative to the original dwelling. However, any resultant impact upon the visual amenities of the host property or the surrounding area would largely be mitigated due to the orientation of the dwelling in relation to the highway and the subservient appearance of the proposal. As such, it is not considered that the proposed extension would appear an incongruous or over-dominant addition to the host dwelling or the wider locality. 

The proposed extension would also be constructed to match the external appearance of the existing dwellinghouse, including stone and rendered walls, stone quoins and surrounds, natural slate roof tiles and timber windows and doors, whilst the proposed retaining walls would be constructed in stone, to match the existing retaining/ boundary walls. The proposed development would therefore be in accordance with Key Statement EN2 in as much that the proposal would not detract from or have any undue impact upon the character of the surrounding AONB. 


	Highways and Parking:

The proposed side extension and associated works would not result in an increase in the number of bedrooms at the application site or include any alterations to the current parking arrangements. No works regarding the existing highway or site access are proposed and the existing off-street parking area would be retained, providing parking for 4no. vehicles. As such, the proposed development would not result in any undue impact upon highway safety or parking. 


	Landscape/Ecology:

A daytime bat survey has been carried out at the application site, dated 16th December 2022. The survey concluded that there was no evidence that bats were roosting or have ever been present in the structures. It is very unlikely that roosting bats would be disturbed or exposed during the building works nor will the scale of the extension have any negative impact on a local bat population and therefore mitigation or timing constraints are not required in this instance. However, a cautionary approach is still advised and in the unlikely event that any bats are discovered, disturbed, or harmed during the development, all work must cease immediately, and further advice be sought from a licensed ecologist. 

Furthermore, no existing trees or hedges of significance would be removed as part of the development. It is noted that there is an existing Tree Works application (3/2023/0241) for the felling of 2no. trees, however this is due to ash die back and not for reasons related to the proposed development. As such, the Tree Works application will be considered separate from the planning application. Additionally, whilst the existing shrubs/ planting to the east of the dwelling are proposed for removal during the demolition of the outbuilding and to facilitate the construction of the proposed extension, these are not of any significant ecological importance and additional planting is proposed within the site, including new box hedging and 1no. tree.


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and having regard to all material considerations and matters raised, the application is recommended for approval.


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions. 
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