Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2011/0387/P

	Development Proposed:
	Application for Lawful Development Certificate for proposed extensions to form an increase to living accommodation at Blue Trees, Copster Green

	CONSULTATIONS: Parish/Town Council

	Parish Council – N/A.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	N/A.



	RELEVANT POLICIES:

	N/A.



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

	The dwelling known as Blue Trees is situated in what was originally the rear curtilage of Hill Top Bungalow.  Having originally been approved and constructed as a swimming pool, gymnasium etc as an incidental building to Hill Top Bungalow, the building was converted into annex living accommodation for Hill Top Bungalow (which planning permission was not required) and then planning permission was granted for its use as an independent dwelling (3/2008/1004/P).  A condition was not imposed on that planning permission in respect of the removal of permitted development rights.
Blue Trees is now therefore a dwelling in its own right that has the benefit of the usual permitted development rights.  The dwelling is sited on sloping ground such that is has just the ground floor at the front but a ground floor and a lower ground floor at the rear.  This application seeks a Lawful Development Certificate for a scheme comprising a two-storey rear extension and two single storey extensions, both on the northeastern side elevation.  As originally submitted, the rear extension was too long to be permitted development.  Also due to the sloping ground, the rear wall of the extension on the front part of the side elevation was originally shown as being constructed above the front wall of the other side extension such that it could be argued that the whole structure represented a two-storey side extension.  Such a side extension would also not be permitted development.  Amended plans, however, were received on 22 July 2011 which show:

1.
a 100mm gap between the two side extensions so that it is clear that they are two independent single storey extensions; and

2.
a rear extension that does not project more than 3m beyond the existing rear elevation of the dwelling.

In relation to the amended plans, I also confirm the following:

1.
The extensions do not cover more than half of the curtilage of the dwelling.

2.
None of the extensions are higher than the existing roof, and their eaves heights are not higher than existing eaves.

3.
Although the rear extension projects beyond the wall of the dwelling that fronts a highway (the A59) this could not be described as a principal elevation and it is clearly not a side elevation.

4.
The rear extension is more than 1 storey, but it does not extend more than 3m and is not within 7m of the rear boundary of the curtilage.

5.
Both of the side extensions are single storey, they are not more than 4m high and they do not have a width greater than half of the width of the dwelling (they are both 4m wide and the house is 9.5m wide).

6.
Although the eaves of the two-storey extension are in excess of 3m high, this extension is not within 2m of the boundary of the curtilage of the dwelling.

For all the above reasons, the proposed scheme of extensions shown on the amended plans received on 22 July 2011 (Drawing Number 2011/02 REV.A) constitute permitted development.  Accordingly, a Lawful Development Certificate can be granted.



	

	

	RECOMMENDATION: That a Lawful Development Certificate be granted.


DATE INSPECTED: N/A














