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	Date Inspected:
	07/06/2021
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed extension to rear of the existing garage to form an annex with living room, single bedroom and ensuite.

	Site Address/Location:
	16 The Woodlands, Brockhall Village, Langho, BB6 8BH 

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received with consultation period

	

	CONSULTATIONS:
	Highways/Water Authority/Other Bodies

	LCC Highways
	No objections

	CONSULTATIONS: 
	Additional Representations.

	None received within consultation period

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMH5 – Residential & Curtilage Extensions
National Planning Policy Framework (NPPF)

	Relevant Planning History: 
None relevant

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to detached property located within Brockhall Village, Langho. The property benefits from an attached double garage, off street parking and a large private garden to the rear. The property and does not fall within any areas of designated interest.


	Proposed Development for which consent is sought:

Consent is sought for the erection of a single storey extension to the rear of the attached garage to provide an annex for a dependant relative. The extension projects 10.5m beyond the rear wall of the garage and measures 6.2m in width. The extension will form a rear facing gable measuring 2.2m at the eaves and 4.2m at the ridge. The annex will provide a living room, and ensuite bedroom. 


	Impact Upon Residential Amenity:

The application property is surrounded by neighbouring dwellings but the neighbours with the most potential to be affected by the development as the adjacent neighbours to the east, south and west. The neighbour to the east is no 15 The Woodlands. As the works relate to the west of the property it it is considered that the works will have minimal impact on this neighbour. 
The neighbour to the south is known as Longwood accessed off Gleneagles Drive. The proposed extension will bring the built form of the property closer to the rear boundary of this neighbour but it is considered that as the extension is single storey the development would not result in an overbearing impact on this neighbour. A single window is proposed that will face the rear of this neighbour however due to an existing fence and tree screening this window would not result in direct loss of privacy to this property. 

The neighbour to the west is set significantly further north than the application dwelling and this neighbour benefits from an attached garage with an extension to the rear of the attached garage. The proposed extension would result an a 10m extension being sited close to the boundary of this neighbour adjacent to the garage and extension. The extension would not result in the loss of light to the rear of the dwelling as there is a sufficient separation distance between the habitable rooms on the rear elevation of this neighbour and the proposed extension. In terms of overbearing impact, the 10m extension would have some impact on this neighbour but the significance of this impact is minimised by the fact that between the two properties there are trees, shrubbery and a fence that screens this boundary. The windows proposed on the side elevation due to the screening would not directly overlook this garden area. As such it is considered that the proposed extension would not have such a detrimental impact on this neighbour to warrant refusal of the application. 


	Visual Amenity/External Appearance:

Ribble Valley Core Strategy Policy DMG1 states that “development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature”. Furthermore, emphasis is placed on visual appearance and the relationship to surroundings.  
The proposed extension is sited to the rear of the property and is therefore not visible from the main highway Westfield Drive. The extension will project off the rear wall of the garage by 10m. The rearward projection of the extension when measured from the rear elevation of the main house is approximately 7m. The total rearward projection of the single storey extension including the existing would result in an extension that has a significant rearward projection. However, as the extension only has a width of approximately 6.1m and is single storey it is considered that the extension does remain subservient to the main dwelling as the application dwelling has a significant footprint. 
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 to the rear of the attached garage and would be clearly capable of integration into the main dwelling should circumstances change. The development will provide a single bedroom, ensuite and open plan lounge area. 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.


	Observations/Consideration of Matters Raised/Conclusion:

The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact. I therefore recommend accordingly.

	RECOMMENDATION:
	That planning consent be granted.


