Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/JS

	Application No: 
	3/2010/0413/P

	Development Proposed:
	Two storey side extension to provide a granny flat – resubmission at 50 Branch Road, Mellor

	CONSULTATIONS: Parish/Town Council

	Parish Council – Object for the following reasons:

1.  Inappropriate development

2.  Dimensions of project, particularly in terms of privacy and light are disproportionate to neighbouring residences.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H9 - Extended Family Accommodation.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	This is a resubmission of a scheme seeking consent for a two storey side extension to a semi detached property within Mellor Brook to provide annex accommodation.  Approximate dimensions of the works are 2.8m x 9.5m at ground floor and 8.4m at first floor x 8.8m to the apex of its pitch.  It would provide lounge and kitchen at ground floor with bedroom and en-suite above and have doorway linkages at both ground floor and first floor with the main house.  For these reasons, and notwithstanding the observations of the Parish Council, I am satisfied the scheme complies with Policy H9.  It is with regard to visual impact that concerns were raised previously, in particular potential impact of terracing on the street scheme and this and the potential impact on neighbouring amenity require further detailed consideration.

The Council’s SPG on extensions and alterations to dwellings advocates that there should be a set down and set back on side extensions to avoid a possible terracing effect on the street scene.  The scheme now presented has a set back of approximately 1m at ground floor and 2m at first floor level with a set down of approximately 0.7m from the main ridge.  Given these revisions from the originally submitted and refused scheme under 3/2010/0413/P I am satisfied that the works would clearly appear as addictive form in the wider street scene and thus not significantly detrimental to the visual amenities of the area.

Having regard to the potential impact on neighbouring amenity I am mindful of the window in the gable elevation of No. 52 but do not consider any significant detriment to be caused as a result of this scheme’s implementation.  The works do not extend beyond the existing rear flat roofed extension of the dwelling and, indeed, this scheme proposes to revise that roof profile by incorporating it into the hip of the extension.  No. 52 has a single storey extension that runs down the boundary line and I am of the opinion that these works would not lead to any significant detriment in terms of overbearing nature of development or loss of light/over looking.

The scheme finally details the provision of two additional two parking spaces formed with semi porous paving at the front of the house given that the scheme will result in the loss of the garage.  In terms of street scene I do not consider any significant detriment would be caused from these works.

For these reasons I 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: 














