Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2011/0327/P

	Development Proposed:
	Proposed demolition of garden sheds, part two and part single storey rear extension, and single storey side extension at Gardeners Cottage, Alston Lane, Longridge, Lancashire, PR3 3BN.



	CONSULTATIONS: Parish/Town Council

	Longridge Town Council – Subject to there being full consultation with neighbours, and the extension being constructed of sympathetic materials, the Council has no objection to this application.



	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:

	The application relates to a semi-detached property on Alston Lane within open countryside, as defined by the Ribble Valley Districtwide Local Plan. The proposal seeks permission for a part two and part single storey extension to the rear, and a single storey extension to the side. The ground floor portion of the single storey extension to the rear includes the creation of Annex accommodation, with a shared utility room joining the main dwelling to the one bedroom unit. A number of sheds to the rear of the site require removal before this work is carried out.

The two-storey and single storey extensions to the rear replace an existing single store extension with a lean-to roof, and a number of garden sheds. The existing single storey extension projects by 4m, however the new single storey element projects by 9.6m. Whilst this creates a long expanse of extension, considering the change in style of the roof of the extension, that the eaves of the extension sit approx. 2m from the finished floor level and that the extension replaces a number of single storey structures along the boundary, I am satisfied that the proposal will have no significant impact on the amenity of the occupiers of the adjoining dwelling. With regards to the two-storey element of the extension, this projects 4m from the rear of the property but is set in from the boundary with the adjoining property by approx. 2.8m. Having assessed the scheme using the BRE Assessment it does fail in respect of the impact on the ground floor window in the adjacent properties rear elevation, however as this is a non-habitable room (kitchen), I have no concerns with the design, size, scale or massing of the extension. As such, in terms of the impact on occupiers of the neighbouring property, I do not consider that the extensions to the rear of the property will cause a detrimental impact on residential amenity.
With regards to the single storey extension to the side of the property, it has been designed to blend in with the style and features of the main dwelling, in line with the Council’s SPG “Extensions and Alterations to Dwellings”, which notes that any extension should reflect the character of the original house and should not dominate the original house. As such, as it blends in with the existing dwelling and will have no significant impact on the amenity of the occupiers of the adjacent property, I have no objections.

Finally, with regards to the creation of annex accommodation, Policy H9, states that ‘The Borough Council will approve applications for the extension of properties to provide accommodation for elderly or frail relatives provided that:

i) the proposal conforms to the provisions of Policy G1 of this plan,

ii) 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 that

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

Therefore, in terms of the principle of the proposal, as the proposed annex accommodation contained within the single storey extension to the rear is clearly capable of integration into the main dwelling, and is relatively modest in size (one bedroom), it is considered that the extension proposed is acceptable in plan policy terms.

Therefore considering the above points, it is recommended that this application be granted conditionally.



	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: Various











