
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: RH

	Application No: 
	3/2010/0631

	Development Proposed:
	Proposed extension to existing Granny Annex and proposed new garage at Cockerham Hall Farm, Saccary Lane, Mellor.

	CONSULTATIONS: Parish/Town Council

	Mellor Parish Council – No Objection.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Additional Representations

	No observations received.

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy ENV3 – Development in Open Countryside

Policy H9 – Extended Family Accomodation

	POLICY REASONS FOR REFUSAL:

	G1, ENV3 and H9:

· Inappropriate design to the visual detriment of the traditional form of the annex and the appearance of the Open Countryside

· Level of accommodation is beyond scale allowed for in policy H9

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

	The application relates to a detached property within the open countryside approx. 0.5 miles north from the settlement of Mellor. Permission was granted in 1994 (3/94/0202), for the conversion of a single storey detached garage approx. 17 metres west of Cockerham Hall into a two-storey granny annex, that provided garage space to the ground floor with living accommodation above comprising of one bedroom, bathroom, kitchen with store, lounge and a balcony.

Permission is sought for a detached garage approx. 26 metres west of the main property on land adjacent to the applicant’s formal landscaped garden accessed via a break in the hedgerow on the lane leading up to the property. The garage would measure approx. 7.3m x 6.7m x 5m in height to the ridge constructed of timber panels.

Permission is also sought to remove the existing balcony to the western elevation of the detached annex and construct an extension at first floor level. The land to the west of the building Is raised approx. 3 metres higher than ground floor level. The extension would extend from the western gable elevation of the building by approx. 5.5 metres, be approx. 8.2 metres in length and approx. 4.1 metres in height from the raised ground level. Glazed panels would be inserted to the whole of the northern and western elevation with a glazed panel to the south-western corner and partial rendered walls to the southern elevation with a slate roof to match the main building.

The nearest residential property to both proposals is approx. over 80 metres away. Therefore, the main considerations in the determination of this application is whether the proposals would have an impact upon the original form and character of the main property and the granny annex in terms of their scale, design and siting in accordance with Policies G1 and ENV3 and whether the extension would be in accordance with Policy H9 of the Ribble Valley Distictwide Local Plan which specifically relates to extensions to accommodate extended family accommodation.

With regards to the visual impact of the proposed detached double garage I consider that whilst the height and floor size is substantial, which causes some concern in relation to its prominence and relative isolation from the main house it will be well screened from any long range views by an existing mature leylaandi hedge and trees and thus would have minimal visual impact upon this area of Open Countryside.

 The proposed extension to the granny annex amounts to an approx. 61.7% increase in additional accommodation at first floor level and will provide a two-bedroomed, rather than the original one-bedroomed annex. It is considered that the level of accommodation is beyond the scale allowed for in policy H9 which details that annex accommodation should ‘provide only a modest level of accommodation’ and as such the building would have the size and design of a separate dwelling within the Open Countryside rather than ancillary to the main dwelling, the principle of which is contrary to policy G5 of the Ribble Valley Districtwide Local Plan.

In relation to the visual impact of the extension I consider that its size and design (specifically the dominant glazed element) would fail to respect the simple character of the existing building and as such would represent a dominant extension which would be clearly visible from the public footpath which runs between the annex and the applicants main dwelling to the visual detriment of the Open Countryside contrary to Policy G1 and ENV3 of the Ribble Valley Districtwide Local Plan.

I therefore recommend that planning permission be refused for the above reasons.

RECOMMENDATION: That permission be refused.
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