Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/EL

	Application No: 
	3/2010/0347/P

	Development Proposed:
	Erection of a detached granny annex (resubmission) at Dean Slack Head, Smalden Lane, Grindleton

	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 G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H9 - Extended Family Accommodation.



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

	Consent is sought for a detached granny annex to the north west of the main dwelling house which is undergoing refurbishment and extension.  This is a resubmission of 3/2009/0466/P which was refused and subsequently dismissed on appeal.  The site is accessed via a single width access track leading from Smalden Lane and is situated within the Area of Outstanding Natural Beauty.  

The structure proposed would have accommodation over two floors, comprising bedroom, kitchen and shower room at ground floor with living room above.  Overall approximate dimensions of the building would be 6m x 8.5m x 5.5m in height with construction materials of random coarsed stone under a slate roof.  In assessing this scheme I am mindful of the recent dismissal on appeal by the planning inspector as well as the saved policies of the Local Plan.  

The last application was refused on the grounds that it did not constitute a modest level of accommodation and that due to its scale and design, it was considered a suburban style building which would be out of keeping in this remote rural location.  That scheme proposed a one a a half storey building with approximate overall dimensions of 9.4m x 8.9m x 6.6m in height with one bedroom and en-suite on the first floor with an open plan living/dining/kitchen/utility area on the ground floor with integral garage.  In respect of whether the appeal structure would be limited to a modest of accommodation, the Inspector concluded 

Although I accept that the floor space in the roof would be limited, the building would nonetheless provide accommodation over two levels, include two toilets, utility room and an integral garage.  It would have the height, scale and characteristics of a house in its own right and is not, to my mind, the type of limited accommodation intended to be permitted under Policy H9 (paragraph 9).  

In respect of design, the following observations are of note:

It would have a steep pitched roof to allow for the upper floor of living accommodation, with a dual level ridge height and, at around 6.6m to its apex, would be taller than a typical farmstead building.  Typically, the roofs of such traditional outbuildings tend to take a more shallow form and appear more diminutive above the stone walls that tend to dominate their height.  Indeed, this is also true with the main dwelling.  The roof form of the proposed building would in contrast dominate the building’s appearance.  The building would also take an irregular plan form with elements set back, a form atypical of the simple rectangular form of traditional farmstead outbuildings and indeed the main dwelling, at least to its front (most visible) elevation.  (paragraph 12).

The resubmitted scheme has made attempts to address the concerns of the planning Inspector by reducing the overall footprint and height which has resulted in the building of more traditional scale and design which would be in-keeping with this farmstead location.  Thus, in visual terms, I am satisfied that the visual qualities of the AONB would not be significantly compromised from the implementation of this scheme.  Similarly, with regard to the level of accommodation to be provided, the reduction in overall footprint and height has meant a reduction in the amount of living space to be provided and I am satisfied that the requirements of Policy H9 are met.  I thus 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: 














