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	LW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed single storey side extension, front porch and alterations to windows on side and rear elevations.

	Site Address/Location:
	23 Brown Leaves Grove, Copster Green, BB1 9AL

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received within consultation period. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections to the proposal.

	

	CONSULTATIONS: 
	Additional Representations.

	No comments received within consultation period. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement DMI2:	Transport Considerations

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2013/0260: Application to discharge condition no.14 (additional tree planting), condition no.19 (provision of nesting/roosting boxes) and condition no.20 (demolition and construction method statement) of planning permission 3/2012/0745P (Approved)

3/2013/0229: Discharge of conditions 5, 7, 10, 11 and 12 of application reference number 3/2012/0745/P (Approved)

3/2013/0065: Variation of condition 15 of planning application no 3/2012/0745 (Approved) 

3/2013/0351: Application of the modification of S.106 agreement of planning permission 3/2012/0745P to provide additional options for disposal of affordable housing units (Approved)

3/2012/0745: Reserved matter applications (following outline approval 3/2011/0482P) for the appearance, landscaping, layout and scale for 18no dwellings and associated works (Approved) 

3/2011/0482: Outline application for demolition of the existing hotel and associated outbuildings and the subsequent redevelopment of the site for residential use (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a two-storey detached property at no.23 Brown Leaves Grove. The property occupies the south-eastern corner plot of a relatively new residential development, consisting of 18 dwellings, which is accessed off Longsight Road (A59). The application property benefits from an existing detached garage and hard surfaced driveway situated to the front of the main dwellinghouse. The site is located within the defined settlement boundary of Copster Green and the surrounding area is predominantly residential, comprising numerous other detached dwellings, with agricultural fields bordering the application property’s southern curtilage boundary. 


	Proposed Development for which consent is sought:

Consent is sought for the construction of a single storey side extension and front porch, along with alterations to the eastern side and rear elevation windows. 

The proposed single storey side extension would project a maximum of 3.78m from the side elevation of the dwelling and extend a depth of approximately 9.1m, follow the eastern curtilage boundary of the site. The proposed development would feature a lean-to roof design which would measure approximately 4m to the ridge and 2.8m to the eaves at a maximum and include the installation of 2no. roof lights. To the front elevation, 1no. large window would be featured, whilst to the rear a full-length window would be installed. 

The proposed front porch extension would replace the existing front canopy, projecting 1.5m from the principal elevation of the dwellinghouse and extending a width of 2.8m. A pitched roof design would be incorporated measuring approximately 2.4m to the eaves and 3.1m to the ridge. To the front elevation a new access door would be featured, along with a glazed panel which would wrap around onto the western side elevation of the development. 

As part of the overall proposal, the existing double doors and window featured to the rear of the property would also be replaced with a set of sliding patio doors and 1no. full length window. The 2no. first floor windows to the eastern facing side elevation would also be relocated in order to accommodate the lean-to roof of the proposed side extension. 

In regard to materiality, the proposed development would be constructed to match the external appearance of the existing dwellinghouse, including matching facing brickwork, roof tiles and uPVC windows and doors. 


	Principle of Development:

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


	Impact Upon Residential Amenity:

The proposed single storey side extension is to be sited to the eastern facing side elevation of the dwellinghouse, close to the common boundary with the neighbouring property of no.20 Albany Drive. It is noted that no.20 Albany Drive features a window within its rear elevation which would face towards the proposed extension, however the proposal would be set over 8m from this neighbouring dwelling at its closest point and would be adequately screened by the existing boundary hedging. In addition to this, the proposed porch extension would be sited to the front elevation of the host dwelling and would project a modest 1.5m from the principal elevation and extend 2.8m in width. The modest footprint of the proposed porch and separation distance of approximately 5m from the nearest neighbouring property would prevent any risk of overshadowing or loss of outlook. As such, the proposed development would not result in any undue harm upon the amenity of any neighbouring residents in this respect. 

The proposed side extension would incorporate a new window opening to the front and rear elevation, whilst the existing ground floor fenestration to the rear of the main dwellinghouse would also be replaced with a set of sliding patio doors and a full-length window. Despite this, any views afforded by the new window opening to the front elevation would be obscured by the existing detached garage, whilst the fenestration to the rear elevation would provide views solely towards the rear garden area and open fields which border the southern curtilage boundary of the site. Furthermore, the proposed glazing to the front porch would not be sited directly adjacent any neighbouring residential dwellings and therefore no new opportunities for overlooking or loss of privacy would be created. 

The proposed alterations to the fenestration featured to the eastern gable elevation of the property would provide similar views to those afforded by the existing first floor windows. Despite this, Condition 18 of the original consent for the residential development states that the windows on the side elevations of the dwellings shall be obscure glazed and remain so in perpetuity. This condition was implemented in order to protect nearby residential amenity and this principle remains. As such, it is considered appropriate to attach a condition to this consent, stating that the 2no, proposed first-floor windows to the eastern facing side elevation of the dwellinghouse shall be obscure glazed and non-opening in order to protect the residential amenity of the occupiers of no.20 Albany Drive. 


	Visual Amenity/External Appearance:

The proposed side extension would be set back from the principal elevation of the host property and would fall well below the existing roof pitch being only single storey, therefore taking a subordination position in relation to the host dwelling. In addition to this, the proposed extension would not be a visually prominent addition to the street scene, with the proposal being largely screened from public view by the dwellinghouse itself. As such, the proposed side extension would not negatively impact the visual amenities of the area. The proposed front porch would also be sympathetic to, and reflective of, the existing dwelling by virtue of its modest proportions and design, appearing wholly subservient to the main dwellinghouse. The proposal would also replace the existing front canopy and would therefore not appear on uncharacteristic or out of keeping addition to the host property or wider street scene. Furthermore, the proposed alterations to the existing fenestration to the side and rear elevations would not be publicly viewable and would therefore have a negligible visual impact.

In relation to materiality, the proposed development would comprise of materials that are consistent with the external appearance of the host property and the surrounding residential dwellings, including matching brickwork, roof tiles and uPVC windows and doors. The proposal would therefore visually integrate with the street scene and would not be of significant detriment to the visual amenities of the application property or the surrounding area. 


	Highways and Parking:

Lancashire County Council Highways were consulted in relation to the application and raised no objections. As such, the proposed development is considered acceptable in regard to highway safety and parking. 


	Landscape/Ecology:

No ecological constraints were identified in relation to the proposal. 


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and having regard to all material considerations and matters raised, the application is recommended for approval.


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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