
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: MO/EL

	Application No: 
	3/2006/0661/P

	Development Proposed:
	TWO STOREY EXTENSION TO FORM DOUBLE GARAGE AND BEDROOMS OVER AT BLUEBELL COTTAGE, 3 MANOR ROW, COPSTER GREEN

	CONSULTATIONS: Parish/Town Council

	Parish Council - No observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG - “Extensions and Alterations to Dwellings”



	POLICY REASONS FOR REFUSAL:

	Policies G1, H10, SPG "Extensions and Alterations to Dwellings" - adverse visual impact


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

	This planning application details a two storey extension to the side of the property, which is at the end of a short terrace of three cottages.  The maximum dimensions of the proposal are 8.3m x 8.2m x 5.6m to eaves and 7.5m to the ridge.  The ground floor element will project 1.2m beyond the front building line.  The property has been extended previously with the addition of a two storey extension (see planning approval 3/93/0830/P) and this latest proposal would add a further two storey extension to what was originally a traditional cottage of modest size.  The site is within the settlement boundary of Copster Green, however, it is opposite the Green and has open countryside immediately at the rear and therefore has a semi-rural character.  

The adopted SPG advises in relation to the scale of extensions that ‘as a general rule any extension should not dominate the original house’ and to ‘avoid extensions which are bulky and affect the overall mass of the dwelling to an extent where the extension is highly prominent’.  In my opinion, the proposed extension in addition to what has already been permitted, would totally subsume and dominate the original cottage, thereby detracting from the open rural character of the area.  The proposed extension is not set back and the roof is not set below the existing ridge line and would therefore present a long expanse of uninterrupted roof scape which, together with the increased massing, would have a detrimental impact on the appearance of the property and the area.

The proposal does not present any objections in terms of residential amenity but the concerns over its appearance are reason enough to resist the scheme.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 10 August 2006





TELEPHONE CLLRS:  YES / NO


DATE:














