
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS/JS

	Application No: 
	3/2007/1008/P

	Development Proposed:
	Remodelling of Primrose Cottage, comprising proposed two storey living room/bedroom extension and proposed single storey extension incorporating flagged terrace at Primrose Cottage, Lovely Hall Lane, Copster Green

	CONSULTATIONS: Parish/Town Council

	Parish  Council – No representations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections. No observations received.

Environment Agency - No objections subject to certain technical requirements.



	CONSULTATIONS: Additional Representations

	A letter has been received from a Solicitor on behalf of the owner of the attached property, Beech Cottage.  Their clients object to the application for the following reasons:

1.  
The property has been extended previously and the new proposal would substantially increase this even further.  The property therefore is already a substantial three bedroomed property which looks much bigger than the adjoining cottage and other properties in the vicinity.

2.   Previous extensions to the property have reduced the amount of natural light to Beech Cottage, and the proposed increase in height at both the front and the rear would overwhelm the attached property and reduce the amount of natural light even further.

3.   The proposed development is totally out of keeping with the character and style of the adjoining property and would be detrimental to the surrounding area.  The stone facing and different style of windows would look at odds with the rendered elevations and style of construction of the neighbouring property.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



	POLICY REASONS FOR REFUSAL:

	Policies G1, H10 and SPG “Extensions and Alterations to Dwellings” – detriment to visual amenity and the amenities of adjoining residents.



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

	The application relates to a semi detached house with white painted rendered walls and a blue slate roof.  The other half of the semi detached pair.  Beech Cottage has the same external materials.  The properties are set back approximately 45m from the south side of Lovely Hall Lane.  To the west, the application property is adjoined by Beech Cottage and to the east by a row of houses which are sited closer to the road edge.

At the front of the property it is proposed to extend to the side of and above an existing single storey extension with an extension incorporating three gable fronted dormers.  The whole of the front elevation as extended would be given a natural stone finish.

At the rear a first floor extension would be built over an existing single storey extension.  

At the side, it is proposed to erect a single storey extension incorporating a patio area at first floor level.

I consider that the front extension and the change to the external materials would have a detrimental effect on the appearance of the pair of properties to the detriment of the appearance of the locality (notwithstanding that the pair is set back a considerable distance from the road).  I also consider that this extension would have an overbearing effect and would lead to loss of light to a ground floor window in the attached property.  

I consider that the first floor extension at the rear would also have an overbearing affect on the attached property.

I consider the single storey side extension to be acceptable as the proposed raised patio area would not adversely affect the privacy of the adjoining houses on that side.  

Overall, I consider that planning permission should be refused because of the detrimental effects on visual amenity and the amenities of the occupiers of the attached property.

I therefore recommend accordingly.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 12 DEC 07
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