Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MO

	Application No: 
	3/2007/0234/P

	Development Proposed:
	CONVERSION OF EXISTING GARAGE AND CONSTRUCTION OF FIRST FLOOR EXTENSION ABOVE GARAGE TO FORM GRANNY ANNEX AT THE STABLES, OFF SOMERSET AVENUE, WILPSHIRE

	CONSULTATIONS: Parish/Town Council

	Parish Council – No observations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H9 - Extended Family Accommodation.

Policy H10 - Residential Extensions.

Policy SPG - “Extensions and Alterations to Dwellings”.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	This planning application details a first floor extension above the existing attached garage to the north side of the property and the conversion of the garage to provide a granny annex.  The floor area of the extension would cover the same area as the garage below, i.e. approximately 11.8m x 3.5m.  Two hipped roofs would be installed on the extension with a valley gutter between.  The maximum height of these hips is approximately 7.5m.  Materials use would consist of matching bricks with a tiled roof.

The property is detached and of relatively recent construction.  There is extensive tree cover on the boundaries of the site, including on the northern boundary, which would minimise loss of privacy to the semi-detached properties of Springvale and Burnslack.  The latter are approximately 17m away from the proposed extension and the neighbours to the east, on Bryers Croft, are approximately 20m away at the nearest point.  None would be significantly affected.  In terms of visual amenity, I consider that the design and scale of the extension are such that it would integrate well with the existing property.

The proposal complies with the local plan policy on granny annexes (H9) in that: (a) the level of accommodation to be provided is relatively modest in scale; and (b) the accommodation is well integrated into the main house.

I therefore recommend accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 31 MAY 2007














