Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/JS

	Application No: 
	3/2009/0525/P

	Development Proposed:
	Single storey extension providing a two bedroomed granny annex at 6 Lamb Row, Sabden

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H9 - Extended Family Accommodation.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	Consent is sought for the remodelling and extension to a single storey attached garage to enable the creation of a two bed granny annex to the side of an end of terrace property within the AONB.  The property currently has a flat roof double garage which will be reduced in width to provide a single garage with an ‘L’ shaped single storey extension built to its side.  Approximate overall dimensions of the new build element are 6.7m (increasing to 12.7m as it extends towards the roadside) x 12m (6.2m where its gable faces onto the roadside) x 4.5m to the apex of its pitch.  Construction materials are shown as white render under a blue slate roof.  On the flat roof garage section between the main house and annex the plans show a first floor balcony area with wrought iron balustrades evident on the front and rear elevations.  The Design and Access Statement which supports the application states that two bedrooms are required as accommodation is needed for a live in carer for the person who would reside in the annex.

Policy H9 of the Districtwide Local Plan supports the principle of annex accommodation provided a number of criteria are met.  As stated the applicants provided a justification for the two beds to be provided and, in terms of the amount of living space, I am satisfied that it represents a modest level of accommodation.  The plans denote a garage but, as the garage provision for the main house is, in part, being demolished to make room for the attached living accommodation, its relocation elsewhere within the site is, I believe, acceptable.  In terms of design the works would appear subservient to the main house and are within curtilage area.  Materials to be used will match those of the main house.  The extension is set back further into the site than the rear building line of the house with a front elevation that runs parallel to that of the existing.  The works do project further towards the roadside however at the point where the garage is to be located but I do not consider this would prove significantly detrimental to the street scene given that the majority of No. 6 and the work shown here would, in fact, be set further back from the pavement edge than the remainder of the terrace.  The first floor terrace would only be noticeable when stood directly in front of the site as the roof of the extension would screen it from the west and thus I do not consider it to be detrimental to visual amenity given its impact is localised.  I am of the opinion that there is sufficient linkage between the main house and annex so that it would be capable of integration at some time in the future if required, and on the basis of this 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: 20 JULY 2009














