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	Date Inspected:
	Various
	Site Notice:
	N/A
	

	Officer:
	EP
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Demolition of conservatory (retrospective) and construction of replacement single storey extension to rear. Conversion of garage to living accommodation. 

	Site Address/Location:
	Valley Cottage, 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 DME2:	Landscape & Townscape Protection
Policy DME3:	Site and Species Protection and Conservation
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:

No recent planning history. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a semi-detached property in Grindleton. The application property was the former garage building for the adjoining barn before being converted to a residential property. The application site itself is located both within Grindleton Conservation Are and the National Landscape. The surrounding area is predominantly residential in nature being typified of varying styles of dwelling.


	Proposed Development for which consent is sought:

Consent is sought for the construction of a single-story rear extension to accommodate additional living space. The application also seeks consent for the conversion of the existing garage to accommodate an additional bedroom. The existing garage opening will be partially bricked up and window inserted. 


	Impact upon Character/appearance of Conservations Area and Visual Amenity:

Whilst the proposed extension is located to the rear of the application property, due to the location of the site at the junction of Back Lane and Sawley Road, it could be afforded some levels of visibility from within the conservation area. The proposed alteration to the fenestration following the conversion of the garage would also be visible. As such, careful consideration must be given not the impact of the proposed development on the character of the area. 

In this respect Key Statement EN5 states that:

There will be a presumption in favour of the conservation and enhancement of the significance of heritage assets and their settings. The Historic Environment and its Heritage Assets and their settings will be conserved and enhanced in a manner appropriate to their significance for their heritage value; their important contribution to local character, distinctiveness and sense of place; and to wider social, cultural and environmental benefits.

This will be achieved through:

· Recognising that the best way of ensuring the long-term protection of heritage assets is to ensure a viable use that optimises opportunities for sustaining and enhancing its significance.
· Keeping Conservation Area Appraisals under review to ensure that any development proposals respect and safeguard the character, appearance and significance of the area.
· Considering any development proposals which may impact on a heritage asset or their setting through seeking benefits that conserve and enhance their significance and avoids any substantial harm to the heritage asset.
· Requiring all development proposals to make a positive contribution to local distinctiveness/sense of place.
· The consideration of Article 4 Directions to restrict permitted development rights where the exercise of such rights would harm the historic environment.

With Policy DME4 stating, in respect of development within conservation areas or those affecting the listed buildings or their setting, that development will be assessed on the following basis:

1: CONSERVATION AREAS

Proposals within, or affecting views into and out of, or affecting the setting of a conservation area will be required to conserve and where appropriate enhance its character and appearance and those elements which contribute towards its significance.  This should include considerations as to whether it conserves and enhances the special architectural and historic character of the area as set out in the relevant conservation area appraisal. development which makes a positive contribution and conserves and enhances the character, appearance and significance of the area in terms of its location, scale, size, design and materials and existing buildings, structures, trees and open spaces will be supported.

In the conservation areas 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.

Policy DMG1 is also engaged in concert with Key Statement EN5 and Policy DME4 insofar that the policy sets out general Development Management considerations, with the policy having a number of inherent criterion that are relevant to the assessment of the current proposal, which state:

In determining planning applications, all development must:

DESIGN

1. Be of a high standard of building design which considers the 8 building in context principles (from the CABE/English Heritage building on context toolkit.
2. Be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials.
3. Consider the density, layout and relationship between buildings, which is of major importance. particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities.

The proposed single-storey rear extension will measure 5m in width and will project 4.4m from the rear elevation of the property. The extension will feature a reverse gable with a pitched roof measuring 3.8m in height to the ridge. The overall scale of the extension is modest and subsequently will take a subservient position to the application dwelling. In respect of materials, the extension will be faced in natural stone to the elevations, with a blue slate roof and timber doors and windows. All of the proposed materials are consistent with those found on the application dwelling and wider conservation area. As such, it is not considered that the proposed extension, by virtue of its modest footprint and choice of materials, would be of harm to the character of the Conservation Area or wider National Landscape. 

Similarly, the proposed alterations to the fenestration are in keeping with the application dwelling. The lower section of the garage door will be blocked up using natural stone to match the existing dwelling with timber framed window being inserted at the upper half. As such, no visual harm will be caused resultant of the proposal. 


	Impact Upon Residential Amenity:

The application dwelling has one immediately adjoining neighbour known as North Barn. Whilst the proposed rear extension is located in close proximity to the adjoining shared boundary, due to the existing orientation of the dwellings, the extension will not project substantially beyond the rear elevation of the neighbouring dwelling. Therefore, there is no potential for any sense of overbearing or loss of light. The proposed window openings will provide views solely of the applicant’s rear garden. 


	Highways and Parking:

LCC Highways were consulted in relation to the proposal. It is considered that an adequate level of off-road parking for the type and scale of development proposed will be retained. Therefore, Lancashire County Council acting as the highway authority would raise no objection to the proposal on highway safety grounds.


	Landscape/Ecology:

Bats 

Both a preliminary bat roost assessment and further dusk emergence survey have been carried out at the application site. Both surveys concluded that there was no evidence of bats within the application dwelling itself. However, there are known roosts in the immediate vicinity. Further surveys are therefore recommended in the next bat activity season. However, given there were not bats found in the dwelling itself, it is deemed acceptable for the development to commence before further surveys are carried out. Subject to the relevant mitigation being followed and a further survey being conducted should work not commence prior to the start of bat activity season (April 2025). 

Biodiversity Net Gain.

The development is exempt from having to achieve the mandatory Biodiversity Net Gain requirement as it is a householder application.


	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 refusal.


	RECOMMENDATION:
	

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