Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/EL

	Application No: 
	3/2005/0883/P

	Development Proposed:
	Proposed two storey garage and bedroom extension to existing detached dwelling at Copsherd, Copster Green, Blackburn

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy G5 - Settlement Strategy.

Policy H10 - Residential Extensions.

Policy ENV3 - Development in Open Countryside.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	The application relates to a two storey detached dwelling within the village boundary of Copster Green, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998). It is brick built with a tiled roof, and currently has a timber double garage adjacent to it on site. The proposal, as originally submitted, shows a two-storey side extension and three storey rear extension that incorporates a new playroom area at lower ground floor level, a new double garage, kitchen and lounge/dining area at ground floor level and the creation of two extra bedrooms and a new bathroom at first floor level. The side extension is shown to extend approx. 5.7 metres from the side elevation, and is set back from the front elevation by approx. 0.7 metres, and the rear extension is shown to extend back to be flush with the existing rear elevation of the dwelling.

The area of land on which the garage currently sits is actually outside the village boundary on land designated as open countryside according to the Districtwide Local Plan, however as the garage is clearly noted on the Local Plan map and as the boundary treatment surrounding the area of land suggests that the land has been part of the residential curtilage for some time, and as such although the proposal will extend onto land designated as open countryside, it is not considered that this will have any adverse impact on the surrounding area.

The first issue regarding this application, is the possible affect the proposed extension may have on the original form and character of the dwelling in terms of its scale, design and siting, and therefore whether or not it complies with Policies G1, H10 and the relevant SPG. There are three points within the Supplementary Planning Guidance ‘Extension and Alterations to Dwellings’ that relate to the proposal. They state that:

a.
extensions within Open Countryside such as this should be restricted to a 75% increase of the original size of the dwelling. The extensions to the property would be an approx. 123% increase of the original size of the dwelling if the proposal were to be permitted;

b.
any extension should reflect the character of the original house and the wider locality; and

c.
as a general rule, any extension should not dominate the original house.

Bearing this in mind, discussions were had with the agent requesting that the side extension be reduced in size, and the roofline of the proposed rear extension being dropped. Amended plans were received from the agent on the 1st of December 2005, showing the first floor part of the side extension extending only 3.2 metres from the existing side elevation and the height of the roof for the rear extension being reduced in height.

The amended extensions to the property would be an approx. 104% increase of the original size of the dwelling and whilst this is not in line with the Supplementary Planning Guidance notes, it is considered that by virtue of:

· the reduction of the side extension and its improved design in order to blend in with the original form and character of the existing dwelling;

· the side extension being set back from the front elevation and therefore not dominating the existing dwelling;

· the flat roof for the proposed garage being hidden from the roadside due to the changing in levels of the nearby land;

· the roof of the proposed rear extension being reduced in height; and

· that the majority of the floor area extensions will be hidden from view to the rear of the dwelling at lower ground floor level,

it is considered that the proposal will have no significant effect on the street scene or on the visual amenity of the open countryside next to which the dwelling is sited.

Therefore, bearing in mind the above comments, it is considered that the extension will reflect the character of the original dwelling, it will not over dominate the existing dwelling and due to, the proposed materials to be used it will have no significant affect on the surrounding area, nearby dwellings or on the open countryside as a whole. The proposal also complies with the relevant Policies and 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: 14/11/2005














