Ribble Valley Borough Council                                                                  
DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2011/0414

	Development Proposed:
	Proposed erection of a detached garage with a granny annex at Red Rock, Sabden Road, Simonstone.

	CONSULTATIONS: Parish/Town Council

	Simonstone Parish Council – No Objection.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Verbally confirmed no objection.

	CONSULTATIONS: Nearby Residents

	No observations received. 

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy H9 – Extended Family Accomodation

Policy ENV – Development in Open Countryside

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

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

	The application relates to a detached property located on Sabden Road, within an area of Open Countryside outside of the main settlement of Simonstone.

Permission is sought to erect a building 6 metres south of the main property to accommodate a garage at ground floor with annex accommodation above. Measuring 8m x 10m with an extension to the front (western) elevation of 2m x 3.6m with a ridge height of 6.2m. Materials to be used in its construction are rendered walls to the north, southern and eastern elevation with natural stone to the western elevation, which faces the roadside with a slate roof.

With regards to the principal of annex accommodation at the property, the level of accommodation to the first floor of the building is considered to be relatively modest and its siting ensures that it has a good visual relationship with the main dweling. As such it is considered that this aspect of the proposal would comply with Policy H9 of the Ribble Valley Districtwide Local Plan.

It is considered that the scale, size and design of the proposal are acceptable. As it is to be sited in close proximity to the main dwelling, is set well back from the main road and the boundary of the site is interspersed with mature trees and hedgerows it will not be viewed as a prominent addition or as an isolated building within this area of Open Countryside. The materials to be used are considered appropriate and will compliment the main dwelling.

The nearest residential properties are sited over 40 metres east from the proposal, therefore I consider that any impact upon the amenity of neighbouring residents will be minimal.

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.


DATE INSPECTED: 25/08/2011














