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	Date Inspected:
	17/01/19
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Application for a change of use from outbuilding to ancillary accommodation/annex for occupants of the existing house only and erection of single storey extension

	Site Address/Location:
	Rosemede, Main Street, Grindleton, BB7 4QT 

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN2 - Landscape 

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DME2 – Landscape & Townscape Protection
Policy DMH5 – Residential and Curtilage Extensions 
National Planning Policy Framework (NPPF)



	Relevant Planning History:

N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description:

The application site relates to a detached property that fronts onto Main Street, Grindleton. The application site benefits from an existing outbuilding to the north east set within the garden area of the dwelling. This application relates specifically to the existing outbuilding. This outbuilding is constructed of stone with a slate roof and has two timber doors and one timber window. The application site falls within the Forest of Bowland AONB and Grindleton Conservation Area.

	Proposed Development for which consent is sought:

Consent is sought for conversion of existing outbuilding into ancillary living accommodation in association with Rose Mede. The development proposes fenestration alterations to the building and also proposes the erection of a single storey extension to the north elevation. The extension will project 2.45 metres by 2.82 metres in width and will have a lean to roof measuring 3.45 metres at the ridge and 2.16 metres at the eaves. 
To the north elevation the existing first floor window and ground floor will be infilled and a new window will be inserted on the north elevation of the extension. To the west elevation it is proposed to have a door serving the new extension along with a new window formed at first floor along with a roof light to serve the first floor of annex building. No external alterations are proposed to the east and south elevation. All new windows and doors will have timber frames and the roof light will be of conservation style.


	Impact upon Visual Amenity
Core Strategy Policy DMH5 covers the extension of properties to provide annex accommodation and states that the development must be capable of integration into the main dwelling or a use that is ancillary to the use of the main dwelling housing when circumstances change. Furthermore, it states that an extension should generally speaking provide only a modest level of accommodation. Annex accommodation is by definition incidental to the enjoyment of the main dwelling and is ancillary to the parent property. 

The building is located around 10m from main dwelling and would be clearly capable of integration into the main dwelling should circumstances change. In terms of the level of accommodation, the annex would provide a toilet and open living space at ground floor with a bedroom at first floor. The level of accommodation provided is not excessive and is considered to be a suitable level of accommodation to maintain a level of subservience to the main dwelling in accordance with Policy DMH5.
The development proposes a single storey lean to extension to the north elevation. The north elevation is not visible from the highway resulting in the extension only being visible from within the curtilage of the dwelling. Fenestration details are proposed to the north and west elevation. Given that the building is not highly visible and the proposed alterations are relatively modest it is considered that the single storey extension and other fenestration details would not have an adverse impact on the character of the AONB or that of the Conservation Area.


	Impact Upon Residential Amenity:

The outbuilding is set on the boundary of the property with the east elevation facing the property commonly known as White Acre. As there are no external alterations proposed to this elevation it is considered that the proposed development will have limited impact on the residential amenity of this neighbouring property. 
The application originally proposed a first floor window on the east elevation. It was considered that this window could potentially result in overlooking issues to the neighbouring property 1 Greendale. As such it was requested that this window be relocated to overlook the garden area of the application site. The agent subsequently submitted amended plans with a window proposed on the east elevation. Further to this amended plan it is considered that the proposed development will have minimal harm on the residential amenity of 1 Greendale.


	Observations/Consideration of Matters Raised/Conclusion:

Taking into account the above, it is considered the proposed development would accord with policies DMG1 and DMH5 of the Ribble Valley Core Strategy. The proposal would not have any detrimental effect upon the appearance of the application site and the surrounding area nor would it result in harm to the amenity of neighbouring properties. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be granted.


