Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/EL

	Application No: 
	3/2009/0964/P

	Development Proposed:
	Two storey extension to the main house comprising of a ground floor private vehicle garage and private flat annex at first floor level at Deershaw, Saccary Lane, Mellor

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy H10 - Residential Extensions.

Policy H9 - Extended Family Accommodation.

Policy SPG – “Extensions and Alterations to Dwellings”.



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

	Consent is sought for a two storey extension to the western gable of Deershaw which is a detached property within the open countryside.  The structure would have overall approximate dimensions of 6.4m x 9.6m x 7.7m to ridge and be constructed of render with stone quoin details under a Westmorland slate roof to match the existing.  At ground floor would be a triple garage with annex living accommodation above.  The works would share the same rear building line as the main dwelling with a gable elevation projecting beyond its frontage by approximately 3.5m.  Access to the garage would be from the side elevation with four mature trees being removed and four standard replacements shown.  

There was consent granted previously under 3/06/0090/P for a two storey extension to provide annex accommodation but those works were to continue the linear profile of the building whereas the extension shown here is set to run at 90o to it. 

In assessing this scheme I am mindful that this property has had a number of extensions over the years and thus in terms of compliance with the SPG size threshold, the cumulative total will exceed the stated limit.  Similarly, there is no setdown in height of the works from the main ridge.  However, in visual terms it would prove difficult to argue that the works shown here would prove so significantly detrimental to the visual qualities of the area as to warrant a refusal.  The dwelling occupies a hilltop location and on the rear elevation, the roof profile shown would balance with that of an existing rear two storey projection to the other end of the property.  With regard to views from Saccary Lane, I am of the opinion that the works would not prove significantly detrimental to visual amenities and would balance with existing projections from the built form of the original dwelling.  

As to compliance with the policy on annex accommodation, whilst this scheme would provide annex accommodation at first floor, it is of modest size and has been accepted previously on this site.  Subject to an appropriately worded condition I consider this aspect of the scheme to accord with policy.  

Therefore, having regard to all the above I am of the opinion that the principle of development is appropriate and whilst its design is not in strict accordance with the SPG this is a substantial detached dwelling in extensive grounds that has been subject of numerous applications in the past which have done little to enhance its visual appearance.  Thus on design and visual amenity grounds, I do not conclude that such significant detriment would be caused as to warrant an unfavourable recommendation.  



	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: 28 January 2010














