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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Regularisation of single-storey rear extension with roof terrace area above. 

	Site Address/Location:
	Bluebell Cottage, 3 Manor Row, Manor Road, Copster Green, BB1 9EJ

		

	CONSULTATIONS: 
	Parish/Town Council

	No objections. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	N/A

	

	CONSULTATIONS: 
	Additional Representations.

	Three letters of objection have been received. The concerns raised within these letters can be summarised as below: 

· Increased noise disturbance;
· Loss of privacy; 
· Overdevelopment; 
· Visibility from public footpaths; 
· Out of character; 
· Unsympathetic and incongruent; 
· Lack of drainage; 


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2011/0362: Application for a non-material amendment to planning consent 3/2010/0252P, for additional storage below the proposed double garage (Approved)

3/2010/0252: Demolition of the existing detached garage. Proposed two-storey side extension with attached single storey double garage (Approved)

3/2006/0661: Proposed extension to form double garage and bedroom over (Refused)

3/1993/0830: Loung/bedroom extension and porch (Approved) 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a two-storey semi-detached property known as Bluebell Cottage at no.3 Manor Row. The property comprises of natural stone and render to its external elevations and benefits from an existing roof terrace which has a rearward projection of approximately 2.4m. The site to which the application relates is located within the defined settlement area of Copster Green and the surrounding area comprises a mix of both residential properties and open fields. 


	Proposed Development for which consent is sought:

Consent is sought to regularise the construction of a single storey rear extension with roof terrace above.  

The extension projects a maximum of 1.8m from the rear elevation of the existing raised terrace and extends a total width of 6.2m to accommodate an under croft/storage area. A flat roof form is featured which measures 2.1m in height, whilst a timber double door is incorporated to the north facing side elevation of the extension. 

The roof terrace accommodated above the extension is proposed to incorporate a glass balustrade measuring 1.1m in height to the rear, eastern facing elevation, whilst a 1.8m high obscurely glazed privacy screen is to be featured to the south-western side elevation. 

In regard to materiality, the development is finished in render to match that of the existing dwellinghouse. 


	Principle of Development:

The proposed relates to a domestic extension to an existing residential property and is therefore acceptable in principle subject to an assessment of the material planning considerations. 


	Impact Upon Residential Amenity:

The proposed single storey extension does not feature any window openings and as such, there are no new opportunities for direct overlooking or loss of privacy in this respect. The proposal is also fully screened by the existing single storey rear outrigger which extends along the common boundary with the application site and the proposal would take a northerly position in relation to the adjoined property at no.2 Manor Row.  The proposed extension would therefore result in no significant degree of overshadowing or loss of outlook. 

It is acknowledged that the application property benefitted from an existing roof terrace which had an outward projection of approximately 2.4m. However, the extension of this terrace raised concerns in regard to the potential for increased overlooking and loss of privacy in respect of no.1 and no.2 Manor Row, with the development providing elevated views towards the main dwellinghouse and private amenity space of these neighbouring properties. However, following discussions with the applicant, a 1.8m high privacy screen has been incorporated to the south-western side elevation of the roof terrace in order to mitigate any direct overlooking and protect the amenity of the occupiers no no.1 and no.2 Manor Row. As such, it is not considered that the amended scheme would result in any significantly detrimental impact upon the privacy of any neighbouring properties that would warrant the refusal to grant planning permission. Notwithstanding this, a condition has been attached to the accompanying decision notice to ensure that the 1.8m high privacy screen is obscurely glazed and constructed prior to the first use of the roof terrace. 

Furthermore, it is noted that concerns have been raised in respect to increased noise disturbance, however the proposal relates to an extension to an existing roof terrace at an established residential property and as such it is not considered that the proposal would increase the potential for noise disturbance over and above that associated with the existing use of the site. 
 

	Visual Amenity/External Appearance:

The proposed development is sited to the rear of the property and is therefore afforded limited visibility from the adjacent public realm, being screened from view by the dwellinghouse itself. Whilst the proposal is partially visible from a public footpath which runs to the north of the property, the proposed extension comprises a modest footprint and appears appropriate in size and scale for a single storey rear extension in relation to the existing built form of the property. In this respect, it is not considered that the development appears an incongruous or over-dominant addition to the application dwelling or surrounding area. 

The extension will also be finished in render to match that of the existing property, ensuring visual integration with the primary dwellinghouse and further reducing the visual impact of the development. Accordingly, the proposed extension does not result in any undue impact upon the character of the host property or the wider locality. 


	Highways and Parking:

Lancashire County Council Highways have not been consulted in regard to the proposed development; however, the proposal does not result in an increase in the number of bedrooms at the site, nor does it involve any alterations to the existing parking arrangement. As such, the development is considered to be acceptable in relation to highway safety and parking. 


	Landscape/Ecology:

No ecological constraints have been identified in respect of the proposed development. 


	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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