
DELEGATED ITEM FILE REPORT - APPROVAL
	Ref: AB
	

	Application No: 
	3/2015/0803

	Site:
	Shenstone, Manor Road, Copster Green BB1 9EP

	Development Proposed:
	Proposed single storey rear extension

	Target:
	14th December 2015

	CONSULTATIONS: Town/Parish Council

	Parish Council: None received

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Additional Representations

	No representations have been received

	RELEVANT POLICIES:

	Ribble Valley Core Strategy
Policy DMG1 – General Considerations
Policy DMH5 – Residential and Curtilage Extensions
National Planning Policy Framework

Section 7 – Requiring Good Design

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

	This application relates to the erection of a rear extension at Shenstone, Manor Road, Copster Green. The application dwelling lies within the settlement of Copster Green. The property is a semi-detached dormer bungalow with a large garden to the rear which slopes away from the dwelling. To the immediate rear of the property is a raised patio area. It should be noted that Manor Road slopes up from north to south; therefore the neighbouring property Harcourt to the north has a lower floor level that the application dwelling. In determining this application it is important to consider the design of the extension and its effect on the visual appearance of the dwelling and the surrounding area and it impact of the residential amenity of neighbouring occupiers.

The proposed extension would have a rearward projection of 4.3m and a width of 4.7m. It would be located on the south side of the rear elevation 0.2m from the common boundary with the adjoining dwelling. It would have a dual-pitched roof with an eaves height of 2.5m and a ridge height of 3.7m and would be built on the raised platform to the rear of the property. It would be constructed from materials to match the main dwelling.
In terms of its design, the proposed extension would be clearly subservient to the main dwelling and would complement the existing property through the use of matching materials. It is located to the rear of the property and is not a prominent addition. As such, it raises no design concerns.

With regards to the potential impact on the residential amenity of the occupiers of nearby dwellings, it is noted that the adjoining property has a single storey rear conservatory close to the boundary with the application dwelling. The proposed development would be located around 600mm from the conservatory and would extend around 300mm beyond this neighbouring addition. There would not be any windows on the south-facing elevation of the extension. As such, the proposed extension would accord with BRE guidance and would not result unacceptable loss of light or outlook from habitable room windows of the adjoining property nor would it result in the overshadowing of the neighbour’s conservatory due to its position to the north.
The proposed development would be located approximately 8.5m from the common boundary with Harcourt to the north. As stated above, this neighbouring dwelling is set lower than the application property which is likely to exacerbate any impact arising from the proposals. There would be windows on the side elevation of the rear extension facing this neighbouring property. However, due to the siting of the neighbour’s garage building it is considered that the proposals would not result in any inappropriate overlooking of the rear garden or windows of this neighbour. As such, privacy would be maintained and there would not be unacceptable harm to the amenity of this neighbouring occupier.
In conclusion, it is considered that the proposed development would not result in harm to the appearance of the existing building and the surrounding area nor would it result in harm to the amenity of neighbouring residents. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION: Permit Conditional Planning Permission


Ribble Valley Borough Council  
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Note: This report needs to be read in conjunction with the Decision Notice.








