Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/JS

	Application No: 
	3/2009/0544/P

	Development Proposed:
	Erection of granny annex at Coppice Cottage, Mill Lane, Gisburn

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections on highway safety grounds.



	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.



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

	Coppice Cottage is a semi detached dwelling located within the group of buildings comprising Coppice Farm which are located at the end of an access track off the south western side of Mill Lane, north of Gisburn and within the Area of Outstanding Natural Beauty.  

The cottage has a relatively large cartilage that contains a number of trees.  As originally submitted, this application for a detached annex showed a building that was considered to be too large, and that would have involved the felling of numerous trees.  No arboricultural report was originally submitted with the application.  

On 14 December 2009 amended plans (showing a smaller building) and an arboricultural report were received.  The report still recommends the felling of some trees but the retention and protection of others.  The Countryside Officer concurs with the findings and recommendations of the arboricultural report and has no objections to the application subject to a standard tree protection condition in respect of the trees that are identified for retention.

As amended, the proposed annex has approximate dimensions of 7m x 7m with an eaves height of 3.4m and a ridge height of 6.2m.  The proposed external materials comprise rendered walls with natural stone quoins at the corners and stone roof slates.  

The accommodation would comprise a kitchen/living area and a small bedroom with en-suite shower room on the ground floor and a larger bedroom with en-suite facilities within the roof space and relying upon roof lights for the provision of natural light.

The design incorporates a patio window front elevation.  When the building is no longer needed as an annex, this could be converted to a garage door and the building could be used as a garage with domestic storage space etc.  

As amended, therefore, the building is relatively modest in size and is capable of being used for a purpose that is ancillary to the use of the main dwelling house when circumstances change.  

As such, I consider that the proposal complies with the requirements of Policy H9 of the Local Plan.  I also consider the proposal to be acceptable with regards to its effect upon the appearance of the locality (therefore satisfying Policy ENV01) and the amenities occupiers of the adjoining dwelling (in accordance with the requirements of Policy G1).  

There are no highway safety issues relating to this application.

Overall, as amended, and subject to appropriate conditions, I can see no objections to this application.  



	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 July 2009














