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	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVAL

	

	Development Description:
	Proposed rear single storey extension.

	Site Address/Location:
	6 Isle of Man Ramsgreave BB1 9BW

	

	CONSULTATION: 
	Ramsgreave Parish Council

	No comments have been received in respect of the application.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations
Policy DMH5 – Residential and Curtilage Extensions
Key Statement EN1 – Green Belt


	Relevant Planning History:

3/1994/0043 – Alterations and extensions to provide dormer bedrooms and detached garage.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached property in Ramsgreave. The property consists of red brick, slate roof tiles and brown uPVC. Two rooflights are sited on the eastern elevation of the property with two dormer bedrooms to the western elevation (rear). The site location is to the west of Ramsgreave, set on a row of detached properties north of Ramsgreave Road, with land directly adjacent to the site’s western boundary designated as Green Belt. 


	Proposed Development for which consent is sought:

Consent is sought for a single storey rear extension with duo pitched roof to provide an internal sitting room and bathroom. The proposed extension would introduce new access to the rear of the property through a door on the southern elevation, in addition to new windows on southern, western and northern elevations. In addition, two rooflights are proposed on the southern elevation of the extension. Materials will include render and brickwork to match existing, roof slates and colour to match existing and uPVC windows.


	Principle of Development:

The proposal is a domestic extension to a dwelling and is acceptable in principle subject to an assessment of the material planning considerations.


	Residential Amenity:

The application property is currently bounded by two buildings at the rear of the property. This includes a detached garage to the south within the curtilage of 6 Isle of Man, and another smaller outbuilding to the north at number 8 which adjoins the site location.

In regard to the neighbouring property known as ‘4 Isle of Man’, the existing detached garage currently sited on the boundary between these two dwellings would screen the southern elevation of this scheme from view and as a result I do not consider that the development would result in any loss of light or undue overlooking. This elevation also features a single window, two roof lights and a new rear entrance but given the distance between properties and extent of screening currently arising from the garage (of which this extension would not project beyond), this fenestration arrangement is acceptable.

The northern elevation of this proposal is sited close to a boundary with a neighbouring property to the north known as ‘8 Isle of Man’. This boundary currently consists of a small outbuilding with hedgerows and planting which would screen a proportion of the proposal from view. The proposed extension would project slightly higher than the current height of the adjacent outbuilding, however, in this instance the additional height of the extension would be minimal and therefore no loss of light would occur as a result. Furthermore, an additional window is proposed on the northern elevation of the scheme which would be sited partially above the screening currently in place, however, the window does not form a habitable room and as such it is not considered that additional overlooking opportunities would occur.

Adjoining neighbours have been informed of the proposal and no objections have been received from the occupiers of the adjacent properties. 


	Visual Amenity:

Policy DMG1 of the Ribble Valley Core Strategy states that all development must be ‘sympathetic to existing and proposed land uses in terms of its size, intensity, and nature as well as scale, massing, style, features and building materials’.

Plans illustrate a proposed eaves height to match the existing dwelling with the total height and depth of the extension not in excess of 4 metres. This results in a proposal which remains subservient to the existing dwelling and a massing which is reflective of other similar developments in the immediate vicinity. Furthermore, materials to be used match those currently comprising the application property as to reflect the immediate characteristics of the area in accordance with policy DMG1. The proposal also benefits from screening in the form of a detached garage and outbuilding to the north and south respectively which significantly reduce the visibility of the proposal from neighbouring properties. Considering the above, it is not judged that the visual amenities of the area would be compromised.

Consideration has also been given to the impact of the proposal on the setting and openness of the Green Belt, however, it is concluded that the scheme would not have any impact.


	Highways:

No additional bedrooms are introduced through this development and there is no loss to existing parking spaces. On this basis there are no highway related matters to be considered.

	Consideration of Other Matters Raised

None.

	RECOMMENDATION:
	That planning consent be granted.
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