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	07/02/2024
	

	Officer:
	EP
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Increase in height of existing single garage and construction of attached two-bay car port in rear garden. 

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

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection. 

	

	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 DMG3:	Transport & Mobility
Policy DME1:	Protecting Trees & Woodland
Policy DME2:	Landscape & Townscape Protection
Policy DME4:	Protecting Heritage Assets
Policy DMH5:	Residential and Curtilage Extensions

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


	Relevant Planning History:

2011/0011: Installation of PV Solar panels on the roof to the rear of the property. (refused)

1997/0378: Proposed detached garage. (approved with conditions and S52 agreement). 

1989/0512: Change of use to granny annex (garage). (approved). 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a link detached barn conversion on Back Lane in Grindleton. The property was previously two dwellings, with an attached annex. In recent years, the link attached annex was converted into a single dwelling and the barn itself was merged into dwelling. The red edge boundary shown on this application is the new established residential curtilage for the barn as one dwelling. The application site is in Grindleton Conservation Area as well as being in the designated National Landscape (formerly the AONB). 


	Proposed Development for which consent is sought:

Consent is sought for alterations to an existing detached garage structure comprising an increase in height and the construction of an attached two bay car port. 


	Impact upon Listed Building(s) and Setting (Where Applicable):

Cromwell Cottage, a Grade II Listed building formerly known as Swindlehurst Farmhouse, is located to the rear of the proposed development. Whilst the building is in close proximity to the development, given the modest nature of the proposal it is not considered that there would be any adverse impact on the Listed Building. The impact to the setting and character of the Listed Building would not be any more significant as a result of the extended garage than that already afforded by the existing structure on site. 


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

The proposed development is sited to the rear of the application dwelling and consequently cannot be viewed from Back Lane itself, nor Sawley Road in which Back Lane is accessed via. However, there is a public right of way access track that runs parallel to the site which would afford views of the proposed development. As such, careful consideration must be given in respect of the impact on the character and visual amenities of the area. 

The main garage structure is existing and will be altered by way of a roof lift. This increase in roof height is modest and will increase the height by approximately 850mm to the ridge, with the eave’s height remaining consistent. Given the modest increase, it is not considered that this would result in the garage structure taking a more significantly prominent visual position within the conservation Area. 

The second element of this proposal is the car port extension which will be sited on the Southern elevation of the existing garage. Whilst the footprint of this carport is quite significant, measuring 10m by 7m, the open sided nature reduces the visual prominence and amount of solid built form. In respect of materials, the carport extension will be constructed in solid wood with a slate roof profile to match the existing garage. These materials are consistent with materials found in the vicinity and would therefore integrate sufficiently into the conservation area, without harming the character. 


	Impact Upon Residential Amenity:

The proposed alterations consist of an extension of an existing garage structure. The proposed alterations are modest in terms of scale and footprint when read in conjunction with the application site and its surroundings, consequently it is not considered there will be any adverse impact in respect of loss of light over overbearing impact. There is a sufficient distance between the development and any neighbouring properties. 


	Highways and Parking:

LCC Highways have been consulted in relation to the proposal and raise no objection on highway safety grounds. 


	Landscape/Ecology:

An arboriculture impact assessment was conducted at the application site and the results have been submitted as part of this application. The survey concluded that there will be no impact on trees given the modest nature of the developemnt and consequently no further action is required. The measures outlined in the survey should be adhered to and an arboricultural consultant should be present on-site during works. 


	Observations/Consideration of Matters Raised/Conclusion:

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


	RECOMMENDATION:
	

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