pproRibble Valley Borough Council                                                                  
DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2010/0252

	Development Proposed:
	Demolition of the existing detached garage. Proposed two-storey side extension with attached single storey double garage at Bluebell Cottage, 3 Manor Row, Copster Green.

	CONSULTATIONS: Parish/Town Council

	No observations received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies 

	N/A

	CONSULTATIONS: Additional Representations.

	One letter of objection has been received from a neighbouring resident who wishes to raise the following:

· Copster Green and this area in particular is being too overdeveloped

· It seems the intention is that this is the first step in acquiring permission for a separate dwelling. 

	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

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

	This application details a two-storey extension with attached double garage to the northern gable elevation of a property, which is at the end of a short terrace of three cottages to the eastern side of the green within the main settlement of Copster Green.

The proposed two-storey side extension measures approx. 6.4m x 4.8m x 6.7 metres in height to the ridge constructed of stone walls with a blue slate roof. An attached single storey extension is proposed to the gable elevation of this extension to facilitate a double garage measuring approx. 6.1m x 6.4m x 4.4m in height to the ridge constructed of the same materials.

With regards to the visual impact of the proposed two-storey side extension with attached garage I consider that as the two-storey extension is set back from the front building line of the property by approx. 0.3 metres and set down from the main ridge height by approx. 1 metre it satisfies the requirements of the Councils SPG on ‘Extensions and Alterations to Dwellings’ and as such the extension would appear as a subservient addition to the property. In addition, I consider that the proposed single storey double garage will again appear subservient to the main property and will have minimal visual impact upon the locality. The visual impact of the proposals is further reduced by the presence of mature tree and hedge planting behind the boundary wall to the front of the property, which will screen any views of the extensions on approach to the property from the north.

With regards to the impact of the proposals upon neighbouring residential amenity I consider that as there is sufficient distance between the proposals and the neighbouring property to the north which is partially screened by mature planting on the boundary, the property backs onto fields to the rear and there is approx. 58 metres between the applicants property and those opposite to the west any impact upon the amenity of neighbouring residents will be minimal. 

I note the concerns raised by a neighbouring resident with regards to overdevelopment and the potential use of the extension as separate living accommodation. As discussed above I consider that the proposals would appear subservient to the original property and due to the size of the plot would not be classed as overdevelopment. I would also have no objection to the extension being used as ancillary living accommodation, if this was to be the case, but not as a separate unit and so this shall be conditioned as part of the approved decision notice.

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 planning permission be granted.
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