Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2010/0984

	Development Proposed:
	Proposed extension to the existing Granny Annex and proposed new garage. Resubmission of application 3/2010/0631P.

	CONSULTATIONS: Parish/Town Council

	Mellor Parish Council – No objections to the application.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (LCC) – No observations received at the time of writing this report.

	CONSULTATIONS: Nearby Residents

	No observations received.

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy ENV3 – Development in Open Countryside

Policy H9 – Extended Family Accommodation

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

	This application is a resubmission of a previously refused scheme for a proposed extension to the western gable elevation of an existing granny annex and the erection of a detached garage. The property in which the development relates to is located within the Open Countryside approx. 0.5 miles north from the main settlement of Mellor. The previous application was refused on the basis that the level of accommodation to the annex was beyond the scale allowed for in Policy H9 of the Districtwide Local Plan and its design was inappropriate to the visual detriment of the annex and the Open Countryside.

The floor plan of the granny annex in the previous application was 45.10m2. To satisfy the previous concerns regarding the level of accommodation this application details that the extension is to measure 4.7m x 5.5m x 3.5m in height to the ridge resulting in a floor plan of 25.8m2. I am therefore satisfied that this aspect of the proposal is in compliance with Policy H9 in that it will provide only a modest level of accommodation.

The previous scheme detailed that the design of the extension would incorporate a large amount of glazing to the northern and western elevation, which would not reflect the character of the building that it relates to. The revised plan satisfies these concerns by ensuring that the materials to be used in its construction reflect those of the property and that the design, in particular that of the windows again reflect the building. The reduction in its size also ensures that it is viewed as a subservient addition with minimal visual impact upon this area of Open Countryside.

With regards to the garage this has also been reduced in size to 6.5m x 8m x 4.3m in height to be constructed of timber. This reduction in size coupled with existing screening by virtue of an existing mature leylaandi hedge and trees will ensure that its visual impact will be minimal. 

As stated in my previous report any impact of the proposals upon the amenity of neighbouring residents will be minimal as the nearest residential property to both proposals is over 80 metres away.

A bat survey was carried out at the property which confirmed that bats do not use the building and the works will not pose a threat to any bat population.

Therefore, I do not consider this application would cause a significant detrimental impact on the visual amenity of the area or on the residential amenity of the occupiers of the surrounding properties. As such, the application is recommended 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.
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