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	Development Description:
	Proposed demolition of boundary wall and creation of new vehicular access and driveway. 

	Site Address/Location:
	4 Shaw Terrace, Main Street Grindleton BB7 4RA. 

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to conditions. 

	

	CONSULTATIONS: 
	Additional Representations.

	Two letters of representation have been raised raising the following concerns:
· Safety of pedestrians. 
· Loss of green space. 
· Visual harm to the National Landscape (formerly AONB) and Conservation Area. 
· Development not in keeping with the area. 
· Harm to wildlife. 

	

	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 DME4:	Protecting Heritage Assets
Policy DMH5:	Residential and Curtilage Extensions

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


	Relevant Planning History:

No recent planning history. 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a semi-detached residential property in Grindleton. The dwelling is located on Shaw Terrace which is accessed via Main Street and the application specifical relates to the large rear curtilage at the property. The application site itself is within both the Girdle Conservation Area and the designated national Landscape (formerly the AONB). The surrounding area is predominantly residential being typified of varying styles of property. 


	Proposed Development for which consent is sought:

Consent is sought for the construction of a driveway within the rear curtilage of No.4 Shaw Terrace. A section of the existing boundary wall will need to be removed to accommodate the new access to the driveway. The driveway will comprise an L shaped formation measuring approximately 12 metres at its longest point and 5m in width at the access. 


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

The proposed driveway is to be constructed at the rear of the application dwelling in the existing rear curtilage. A section of the boundary wall would need to be removed to accommodate the driveway and subsequent new access which is to be constructed in a combination of tarmac and gravel. The proposed driveway and access will be substantial in size with the tarmac area measuring approximately 6.5m by 7m at its widest points and the gravelled section measuring approximately 12m by 5m. The application site falls within Grindleton Conservation Area and therefore careful consideration must be given into the impact of the proposal on the visual amenities and character of the area. 

Grindleton Conservation Area appraisal recognises a number of threats, weaknesses and areas for improvement in order to enhance and maintain the inherent historic value of the area. The appraisal states that the ‘Continuing loss of original architectural details and use of inappropriate modern materials or details’ is a threat to the Conservation Area. It also recognised that there is an opportunity to improve the area via the ‘Provision of a car park within the village for use by residents and visitors which would help to clear parked cars from the narrow Main Street and contribute to a more attractive townscape’. In respect of boundary walls, it states that they are a distinctive feature of the conservation area, lining both sides of Main Street and contributing to the linear character of the street. 

Policy DMG1 of the Ribble Valley Core Strategy states that developemnt must 

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. 
1. 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. 
1. 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.

Furthermore, Policy DME4 states that 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.

The proposed development would result in the partial removal of a low stone boundary wall, which is considered a positive and traditional feature of the conservation area. The existing boundary wall is currently unbroken and extends a substantial length of approximately 30 metres enclosing the rear garden areas belonging to the Shaw Terrace properties and respecting the existing linear formation of Main Street. The introduction of a tarmac and gravel driveway in this location will result in the loss of a large section of the stone wall. It is not known whether the wall is historic, or a new addition, nonetheless whilst the wall may not be old, its linearity and traditional form is respecting the Conservation Area’s fundamental character and as such the proposal would accentuate the loss of character to the conservation area.

Furthermore, the proposed driveway is located in excess of 15 metres from the application dwelling itself. This significant separation distance between the dwelling and driveway will result in the proposal appearing more as a separate parking facility than an incidental residential driveway. Particularly given the existing garden space immediately to the rear of 4 Shaw Terrace is to be retained, creating obvious visual separation between the driveway and dwelling. Consequently, it is concluded that the development would result in an incongruous arrangement, not typical of the area and of harm to the character of the conservation area. 

Whilst it is recognised that there are a number of vehicular driveways along Main Street, these are typically well related to the dwellings that they serve and are much smaller in scale than the proposed. Nonetheless, existing driveways in the locality does not provide justification to exacerbate the appearance of parked motor vehicles within the Conservation Area or for the removal of positive features. Whilst on-street parking is a recognised issue in the locality and is considered harmful to the visual amenities the conversation area, it is not considered that this outweighs the harm that the proposed development would cause in this instance. Furthermore, the proposed driveway would be highly visible from Main Street and consequently so would any parked motor vehicles that utilised it.  

As such, it cannot be argued that the proposed development enhances or preserves the character of the conservation area contrary to Policy DME4. In addition, the arrangement will read as incongruous as a result of the separation distance between the dwelling and proposed development and the substantial size of the driveway in conflict with Policy DMG1. Finally, Grindleton Conservation Area recognises that the boundary walls lining either side of Main Street contribute to the linear character of the street, the loss of this feature would be of significant harm to the character of the Conservation Area. 


	Impact Upon Residential Amenity:

Given the nature of the proposal and distance between the development and the neighbouring dwellings it is not considered that there would be any significant adverse impact on residential amenity. 


	Highways and Parking:

LCC Highways have been consulted in relation to the proposal subject to a series of conditions outlined below: 

1)The parking areas must be constructed of a bound porous material and created before first occupation up until the life time of the dwelling existing in its proposed state. 

Reason: To ensure that satisfactory parking is provided before the dwelling hereby permitted becomes operative. 

2)Prior to commencement of the development, details shall be submitted to and approved in writing by the Local Planning Authority for a surface water drainage scheme. The scheme shall be implemented in accordance with the agreed details prior to first use of the hard standing. 

Reason: In the interest of highway safety to prevent surface water running onto the highway.


	Landscape/Ecology:

No ecological constraints identified. 


	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 refused for the following reason(s).

	01:
	The proposed driveway by virtue of its prominent and elevated siting, scale and the loss of boundary treatment would be of significant detriment to the visual amenities of Grindleton Conservation Area in as much that it fails to enhance or preserve its historical character.  

As such the proposed development is considered to be in direct conflict with the aims, objective and requirements of Key Statement EN5 and Policies DMG1 and DME4 of the Ribble Valley Core strategy.




image1.jpeg
&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk




