Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2013/0095/P

	Development Proposed:
	Proposed alteration of first floor area to garage to form a Granny flat at Stubbins Farm, Hothersall Lane, Ribchester, Lancashire, PR3 2XB.



	CONSULTATIONS: Parish/Town Council

	Hothersall Parish Council  - No observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (Highways Engineer) – No objection to the proposal on highway safety grounds.



	CONSULTATIONS: Additional representations

	No additional observations received.

 

	RELEVANT POLICIES:

	NPPF.

Policy G1 - Development Control.

Policy ENV3 – Development in the Open Countryside.
Policy H9 - Extended Family Accommodation.

Policy H10 - Residential Extensions.

SPG – “Extensions and Alterations to Dwellings”.

Core Strategy 2008/2028 - A Local Plan for Ribble Valley Regulation 22 Submission Draft

Policy DMG1 – General Considerations.

Policy DME2 – Landscape and Townscape Protection.


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

	Planning permission is sought to alter and convert an existing large detached garage to create a first floor annex facility for the property Stubbins Farm, Hothersall Lane, Ribchester.  The scheme proposes the insertion of an additional window to the rear elevation and the enlargement of another, with an external stairway added to the east facing elevation to create access into the newly created first floor accommodation via a new doorway.  An additional window is also sought in this elevation.  The existing double garage and storage areas within the ground floor portion of the building will be retain.  The building will contain a utility/entrance room, lounge/dining room, kitchen, bathroom and bedroom.  The scheme will have no impact upon the residential amenity of neighbouring properties.

With regards to the effect on visual amenity, the existing building/garage was granted planning permission in 2004 (3/2004/0630/P) and was built to blend in with the character of the adjacent dwelling by virtue of sympathetic materials and openings.  The alterations proposed to allow the conversion of this building into annex accommodation have been done so sympathetically and I am of the opinion that allowing this scheme will not significantly harm the character and setting of the main dwelling.  With regards to Local Plan Policy H9, whilst the scheme would not be capable of integration into the main dwelling, given the minimal level of accommodation proposed, the scheme is considered to comply with this policy as it could be used ancillary to the use of the main dwelling when circumstances change, and provides only a modest level of ancillary accommodation.

Therefore, bearing in mind the above comments, and that the proposal complies with the relevant Policies, the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 11/03/2013














