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	Date Inspected:
	09/10/2018
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed two storey extensions to side, single storey extension to rear and alteration of existing outbuildings

	Site Address/Location:
	Wild Rose Cottage, Longsight Road, Copster Green, BB1 9EQ

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received within consultation period

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A
	

	CONSULTATIONS: 
	Additional Representations.

	1 letter of presentation has been received with the following objections
· Single storey extension is intrusive to adjoining property with no regards to privacy

· Planning permission has not been requested for garage

· The applicants are using common land to access rear of property and plan to lay tarmac driveway over this land

	

	RELEVANT POLICIES:

	Policy DMG1- General Considerations
Policy DMH5- Residential and Curtilage extensions.


	Relevant Planning History:

None relevant

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The application site relates to a semi-detached property which fronts onto Longsight Road, Copster Green. The property benefits from a private front and rear garden with vehicle access provided to the rear off Lovely Hall Lane.

	Proposed Development for Which Consent is Sought:
Consent is sought for the demolition of the existing single storey side extension and erection of two storey side extension which will measure approximately 4.3 metres by 8.6 metres and measures 6.8 metres at the ridge and approximately 4.1 metres at the eaves. 
Consent is also sought demolition of the existing rear porch and store and replace with a single storey rear extension which projects approximately 4 metres rearwards of the existing dwelling and approximately 4.5 metres rearwards of the proposed side extension. The rear extension will have a lean to roof that will measure approximately 3.3 metres at the ridge and 2.3 metres at the eaves and will extend the full width of the property approximately 8.9 metres. The single storey rear extension will connect to an existing outbuilding through a glass link measuring approximately 0.6 metres by 3.9 metres. The outbuilding will be rebuilt to have a flat roof measuring approximately 2.6 metres at its highest point when measured from ground level.

	Impact Upon Residential Amenity:

The proposed single storey rear extension will fall along the boundary of the adjacent property Spring Bank Cottage and will project 2.8 metres beyond existing single storey rear extension at this adjoining property. Spring Bank cottage has a 3 pane window adjacent to this boundary which serves a kitchen however with the above mentioned 2.8 metre projection and orientation of the application property (to the north) is not considered that this rear extension would result in a significant loss of light to this window and therefore considered to be acceptable.  
The two storey side extension will be set 3 metres from the boundary of the adjacent dwelling known as Glen View. This property is a bungalow and its front elevation is set approximately 10 metres further back in comparison to the front elevation of the application dwelling. The rear wall of the two storey side extension will therefore end almost in line with the principle elevation of Glen View.
There is a separation distance of over 9 metres from the front elevation of Glen View to the proposed side extension ,furthermore the existing boundary is well screened by vegetation . It therefore considered that the proposed development will not have a negative impact on the adjacent property in terms of loss of light and overshadowing. In terms of loss of privacy the proposed two storey extension would not include any first floor windows in the gable elevation and the proposed ground floor window would be well screened by the above mentioned vegetation. 
The proposed single storey rear extension will be set approximately 3 metres from the boundary of the adjacent property Glen View, as there is an existing boundary treatment and a distance of 9 metres from the side elevation of Glen View is it not considered that this rear extension would harm the residential amenity of the neighbouring property.

	Impact Upon Visual Amenity/ External Appearance:

As the proposed two storey extension is to the side of the property, it would be visible from the main highway, Longsight Road.  Overall the proposal will be subservient in appearance in comparison to the original dwelling house as the extension will be set down from the ridge by approximately 0.3 metres and has been set back from the front elevation by approximately 0.5 metres , although it will dominate the side elevation; I consider this to be an acceptable impact on the visual amenity of the area. The proposed materials for the two storey side extension will be render and pitched faced coursed natural stone and a blue/grey slate roof, these materials match the existing and therefore will not affect the character of the property and surrounding area. Furthermore the adjoining at Springbank has a two storey side extension which is of similar scale to the proposed.
The other alterations are to the rear of the property and therefore not visible on the approach from the highway. The single storey extensions to the rear are to be constructed in materials to match the existing property albeit the proposed glazed link. It is not considered that the use of glazing would harm the visual amenity of the area due to its limited use.

	Ecology:

The applicant has not provided a protected species survey however due to the recent works done prior to submission the councils countryside officer spoke with a qualified surveyor who confirmed that the site presents negligible potential for roosting bats and recommended a condition for works to cease until further advice has been sought from a licensed ecologist if any bats are found or disturbed during any part of the development.

	Other Matters:

A letter of objection has been received which raises an issue regarding the construction of a garage in the rear garden of the host dwelling, the applicant has confirmed that this development will be constructed in accordance with the general permitted right regulations and therefore an application for planning consent is not required at this time. The second issue regarding the applicant using common land to access the property to the rear has already been investigated by the councils enforcement team and it was concluded that this is a private matter and will not be assessed as part of this application.

	Observations/ Consideration of Matters Raised/ Conclusion:

In conclusion the proposed development will not result in any significant negative impact on either the residential or visual amenity of the area, as such it is recommended accordingly.

	RECOMMENDATION:
	That planning consent be granted.



