Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: 

	Application No: 
	3/2010/0284/P

	Development Proposed:
	Proposed revised/amended application for a split-level extension to provide a granny annex following demolition of the existing garage at Hazel Lea, Longsight Road, Copster Green, Lancashire, BB1 9EU.



	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: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in 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:

	Planning permission was granted in October 2007 to demolish an existing detached garage, and replace it with an extension to the existing property in order to create new garage and annex accommodation above. This application now seeks an amendment to that scheme with the two main differences being,

1. to raise the roof of the new extension by a further 0.3m, so that it is 1m higher than the existing roof of the property, and

2. create a two-storey element off the rear of the new extension in order to create additional floor space at ground and first floor.

With regards to the effect on visual and residential amenity, the property is set in large grounds off the A59, Longsight Road. The now larger extension has been designed to blend in with the existing house, and whilst the roof of the new extension will now be approx. 1m higher than the existing roof line, it is considered that the proposal will still have no detrimental impact on the character of the property, and will actually add a sense of character to what is currently a relatively ordinary bungalow. Bearing this in mind, I am of the opinion that there will be no visual harm caused to the detriment of the surrounding countryside by the extension, and that the surrounding dwellings would not suffer adversely from the proposal due the distance between them and the boundary screening surrounding the site.
Policy H9, with regards to extended family accommodation, 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

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

Bearing this in mind, it is considered that the size of the proposed annex accommodation is modest with regards to the amount of liveable space provided, and due to the internal design of the extension, could easily be classed as a use ancillary to the use of the main dwelling or integrated into the main dwelling.

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.


DATE INSPECTED: 21/04/2010














