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	Date Inspected:
	25/1/21
	Site Notice:
	N/A
	

	Officer:
	
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed construction of a single-storey, flat-roof extension to the rear. Resubmission of 3/2021/0050.

	Site Address/Location:
	Shenstone, Manor Road, Copster Green, BB1 9EP.

		

	CONSULTATIONS: 
	Parish/Town Council

	Salesbury Parish Council:
	No objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	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
Policy DMH5: Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2021/0050:
Proposed construction of a single-storey, flat-roof extension to the rear (Approved)

3/2015/0803:
Proposed single storey rear extension (Approved)

3/2014/1138:
Proposed single storey extension to the rear, 4.31m long, 3.9m (max) high and 2.5m high to the eaves (Refused)

3/2009/0851:
Alterations to existing loft conversion to provide dormer windows to front and rear elevations (Approved)

3/1991/0385:
Utility room, lounge and bedroom extensions (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a semi-detached dormer bungalow property in Copster Green. The application property comprises facing brick and pebble dashed render elevations, UPVC windows and a gabled roof detailed in concrete roof tiles. The application property has been previously extended by way of front and rear dormers. The neighbouring property of Sungarth adjoins the South-western side of the application property with the neighbouring property of Harcourt lying directly adjacent to the North-east of Shenstone. The application site lies within a residential area on the South-eastern side of the A59 highway within the defined settlement area of Copster Green.  


	Proposed Development for which consent is sought:

Planning consent is sought for the construction of a rear single storey extension and for the creation of a new sliding door opening in place of existing door and window openings on the rear elevation of the application property.


	Impact Upon Residential Amenity:

The South-western side profile of the proposed extension would comprise a brick based elevation which would be sited directly adjacent to a neighbouring conservatory within the rear garden of Sungarth. The adjacent North-eastern side elevation of the neighbouring conservatory contains full length windows however these windows contain internal screening as part of their design and as such would not suffer any loss of outlook as a result of the proposed development. In addition, analysis shows that any overshadowing from the proposed extension would predominantly occur within the rear garden area of the application property due to the solar orientation of the proposed extension. Furthermore, the new sliding door opening within the rear elevation of the application property and window and sliding door openings within the proposed extension would solely provide views into the application property’s rear garden and as such would not compromise the privacy of the adjacent neighbouring properties of Sungarth or Harcourt. Accordingly, it is not considered that the proposal would be harmful to the amenity of any neighbouring residents.


	Visual Amenity/External Appearance:

Paragraph 135 (c) of the NPPF states:

‘Planning policies and decisions should ensure that developments are sympathetic to local character and history, including the surrounding built environment and landscape setting’.

Policy DMG1 of the Ribble Valley Core Strategy provides additional general design guidance as follows: 

‘All development must be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing and style…particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character.’

In this instance, the proposed extension would comprise a modest footprint relative to the footprint of the host dwelling with its flat roof profile set well below the roof pitch of the host property and as such would read as a subservient addition to the application property. Moreover, the extension would be detailed in facing brick and pebble dashed render which would be in keeping with the external appearance of the application property. Furthermore, the proposed extension would remain largely screened from public view within the application property’s rear garden area therefore the visual impact of the proposed development would be minimal. 

Taking account of the above, it is not considered that the proposed development would be harmful to the character of the application property or visual amenities of the area. The proposed development would therefore satisfy the requirements of Paragraphs 135 (C) and Policy DMG1 of the Ribble Valley Core Strategy.


	Highways and Parking:

The proposed development would not result in any change to the existing parking arrangement at the application property therefore no concerns are raised with respect to highway safety.


	Landscape/Ecology:

No ecological constraints were identified in relation to the proposed development.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed development would not be harmful to the amenity of any neighbouring residents and would read as an appropriate addition to the application property without having any undue impact upon the visual amenities of the area.

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


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