Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2010/0015/P

	Development Proposed:
	Proposed extensions and alterations to existing bungalow to form 2-storey, 4-bed house with 1-bed annexe, and proposed new detached garage (Re-submission of 3/2009/0496/P) at Maveril, Ribchester Road, Clayton-Le-Dale, Lancashire, BB1 9EE.



	CONSULTATIONS: Parish/Town Council

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



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	One letter of objection has been received from the adjacent property, Long Acre, with concerns that the existing septic tank that serves both the application site and their house will be insufficient due to the increase in the size of the property.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 – Development within Open Countryside.

Policy H9 – Extended Family Accommodation.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.



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

	The application relates to a rendered bungalow off Ribchester Road, Clayton-Le-Dale, situated on the outskirts of the settlement boundary of Wilpshire, as defined by the Ribble Valley Districtwide Local Plan. The application seeks permission for various extensions and alterations to the dwelling in order to form a two storey, four bedroom dwelling, which also incorporates a one-bedroom annexe. The proposal also includes the creation of a new double garage to the front of the property. The application is re-submission of a similar scheme that was withdrawn by the applicant in August 2009.

The existing bungalow on site is not considered to be of any architectural quality, and offers no visual benefit to this particular location within the open countryside. It sits, at present, between a reasonably large, brick built bungalow to the west of the site, and a large pair of white rendered, two storey, semi-detached dwellings to east. The main concerns regarding this proposal are therefore the visual impact of the proposed scheme, and any potential impact on the amenity of the occupiers of the adjacent dwellings.

With regards to the visual impact of the proposal, it is important to consider the following points;

· The scheme utilises the existing floor area of the bungalow, increasing it only slightly by virtue of the larger annexe addition to the eastern elevation of the property in place of the garage, and the porch to the front of the property,

· The property is set well back (approx. 21m) from the front of the boundary and the access track that serves Maveril (as well as a number of other properties),

· The existing boundary hedge that surrounds the site provides more than adequate screening to the existing property, and

· The dimensions, finish and style of the final product (a two storey dwelling), compare favourably to the adjacent properties to the east of the site.

The previous scheme submitted under Application No. 3/2009/0496/P was considered visually inappropriate, mainly due to the porch and annexe sections of the proposal. The proposal now submitted has addressed these concerns with the annexe portion being subservient to the main dwelling and the porch being a more traditional single storey design, and as such, in considering the above points, I am of the opinion that the proposal will actually add a property of character to a site currently home to a relatively ordinary bungalow.

In respect of the garage proposed, it has been positioned to be in-line with the large wooden shed in the front garden of the adjacent property, Long Acre, and as such I have no concerns with regards to its location or its design. Bearing this in mind, I am of the opinion that there will be no visual harm caused to the detriment of this open countryside location by virtue of the scheme, and that the surrounding dwellings would not suffer adversely from the proposal.

With regards to the potential impact on the amenity of the occupiers of the adjacent dwellings, the previous scheme was considered inappropriate due to the design of the balcony on the rear elevation, and its location close to the boundary with the adjacent property, Long Acre. The balcony submitted under this proposal has been reduced in width, and includes a screen facing the boundary with the above property in order to reduce the perception of overlooking. On this basis, I have no concerns regarding the impact of the proposal on the amenity of the occupiers of the adjacent dwellings to this site.

With regards to the creation of annex accommodation, Policy H9, states that ‘The Borough Council will approve applications for the extension of properties to provide accommodation for elderly or frail relatives provided that:

a)
the development is capable of integration into the main dwelling or a use which is ancillary to the use of the main dwelling when circumstances change, and that

b)
the extension provides only a modest level of accommodation.

Bearing this in mind, it is considered that due to its design and internal layout, it will provide only a modest level of accommodation that could easily be integrated into the main dwelling.

Finally, in respect of the point of concern raised by the neighbour in respect of the septic tank, the Agent has informed me that the applicant will be speaking to the neighbour to look at upgrading the existing system on site. As such, I will add a suitable condition in order to assess the suitability of any future alterations/changes to the foul drainage on site.

Therefore, bearing in mind the above comments, and that the proposal complies with the relevant Policies, the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.
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