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	Date Inspected:
	27/01/2016
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed two storey rear extension

	Site Address/Location:
	Oaks Cottage Longsight Road Copster Green BB1 9EX

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of the proposed development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The proposal raises no highway concerns and I would therefore raise no objection to the proposal on highway grounds.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Policy EN2 - Landscape 

Policy DMG1 – General Considerations

Policy DMH5 – Residential and Curtilage Extensions
National Planning Policy Framework

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
This application relates to the erection of a two storey rear extension at Oaks Cottage, Longsight Road, Copster Green. The application property was originally a detached farmhouse but was split into Oak Cottage (the application dwelling) and Oaks Farm. The application proposed the erection of a two storey rear extension measuring 3m x 4m. The extension would have a lean to roof with a maximum height of 6.2m and would adjoin the rear wall of the existing building just below eaves level. The rear wall would be finished in painted render and the west side elevation would be constructed of glazed panels with solid oak frames. The proposals would provide a kitchen and bedroom.

	Site Location/Address:

The application dwelling is located on the south side of Longsight Road near its junction with Ribchester Road. The building has a roadside location and is elevated above the carriageway which increases its prominence. From the roadside the building still retains the appearance of a single dwelling with the front door to the application dwelling located on the side elevation. The adjoining dwelling, Oaks Farm, adjoins the building to the east and has a two storey rear lean-to extension which extends up to the shared boundary. Vehicular access is via an access track to the east of the building and circles round to the rear. It also serves the adjoining property and Oaks Farm Barn, a detached dwelling to the rear.

	Impact Upon Residential Amenity:

The east elevation of the proposed two storey rear extension would adjoin the blank side elevation of the neighbours existing outrigger and therefore would not result in any loss of outlook, light or privacy to these neighbouring occupants. There are no windows proposed in the rear elevation and therefore there would be no impact on Oaks Farm Barn to the rear. As such, the proposals would accord with DMG1 of the Core Strategy.

	Visual Amenity/External Appearance:

The application property is depicted on the 1st Edition Ordnance Survey, surveyed 1849-1850. The building is therefore considered to be of some historic interest. It terms of its design, the proposed two storey rear extension would be clearly submissive to the host dwelling. The mono-pitched roof would complement the roof of the main building respecting the pitch of the main roof and would not compromise its simple linear form and roof. The use of glazed panels and solid oak frames would give the west elevation of the extension a light and contemporary appearance and would not result in any harm to the visual appearance of the property. In addition, the extension would be set back from the flank wall of the main property by 250mm to provide a visual break and help distinguish what is original and what is extension. Taking account of the above the proposals accord with policies DMG1 and DMH5.

	Other Matters:

In terms of highway safety, the County Surveyor raises no objection. The provision of a third bedroom would not require any additional off-road parking and therefore the proposals would have no impact on highway safety.

	Observations/Consideration of Matters Raised/Conclusion:

Taking into account the above, the proposals raise no design concerns. Moreover, the proposals would not result in unacceptable harm to the residential amenity of neighbouring occupants not would it result in highway safety concerns. It is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be granted


