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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed first floor extension to side 

	Site Address/Location:
	Birchover Longsight Road Copster Green BB1 9EX 

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received in respect to the proposed development. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to the imposition of a conditions. 

	

	CONSULTATIONS: 
	Additional Representations.

	No representations received. 

	

	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
Policy DME1:	Protecting Trees & Woodland
Policy DME3:	Site and Species Protection and Conservation

National Planning Policy Framework (NPPF)


	Relevant Planning History:

No planning history relevant to the determination of this application. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a two-storey semi-detached dwelling known as Birchover. The property comprises of pebbledash render to the external elevations, concrete roof tiles and white uPVC windows and doors. The site to which the application relates is located within the defined settlement area of Copster Green, with the area to the east of the property being predominantly residential in character whilst to the west is an area of open fields. 


	Proposed Development for which consent is sought:

Consent is sought for the construction of a proposed first floor side extension. 

The proposed first floor side extension would be sited above the existing ground floor structure and would project 4.6m from the eastern side elevation of the application property, with a depth of 5.4m. A hipped roof form would be incorporated measuring 5.3m to the eaves and 7.4m to the ridge. To the front elevation of proposal 1no. window would be included, along with 2no. windows to the rear elevation. As part of the development, 1no. window to the rear of the main dwellinghouse would also be blocked up. 

In regard to materiality, the proposal would be finished to match the external appearance of the existing dwellinghouse, including render, concrete roof tiles and uPVC windows. 

The application as submitted also proposed the construction of a detached garage to the front of the proposal site; however, this element of the proposal has since been removed following discussions with the agent. 


	Principle of Development: 

The application relates a domestic extension and alterations 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 first floor side extension would feature 1no. window to the front elevation and 2no. windows to the rear. However, these openings would not have a direct interface with any neighbouring residential properties and would provide similar views to those afforded by the existing window configuration featured to the front and rear elevations of the main dwellinghouse. As such, no new opportunities for direct overlooking or loss of privacy are anticipated as a result of the works proposed. 

Furthermore, the proposed extension would not be visible to the occupiers of the adjacent residential property known as Nutwood Dale, with the development being screened from view by the application dwelling itself. The proposed development would also be sited in excess of 25m from the properties along Brown Leaves Grove and as such, it is not considered that the proposal would result in any significant undue harm by way of overshadowing, loss of outlook or daylight. 

In view of the above, the development proposed would not result in any significant undue harm upon the existing amenities of any nearby residential properties. 


	Visual Amenity/External Appearance:

The original scheme comprised a first-floor side extension flush with the principal elevation of the main property and a single detached garage sited towards the front of the proposal site. However, it was not considered that the first-floor extension as originally proposed would appear as a wholly subordinate addition to the parent property, while the proposed garage was considered to read as an anomalous addition to the street scene given the residential curtilages along Longsight Road are largely devoid of any detached structures fronting the highway and the development would be sited substantially forward of the principle building line. 

Following discussions with the agent, the proposed garage has been removed from the scheme and the first-floor side extension has been amended. 

Whilst the revised side extension would still comprise a relatively large footprint, the proposal would be sited above the existing ground floor structure and would be set back from the principal elevation of the primary dwellinghouse by 1m and down from the main ridgeline. In addition to this, two-storey/ first floor side extension are considered to be well established within the immediate vicinity, with the immediate properties to the west of the proposal site all benefitting from similar side extensions. This includes a considerable two-storey extension to the western gable elevation of Oaklands, which received planning consent in 2017 under application ref: 3/2017/0467. As such, it is not considered that the proposed extension would appear an overtly anomalous or incongruous addition to the application property or the wider street scene when read in context with the surrounding built form. 

The materiality of the proposed development would also match the external facing materials of the principal dwellinghouse, ensuring visual integration and further reducing the impact of the works proposed. 

Accordingly, it is not considered that the revised scheme would result in any significant detrimental impact upon the visual amenities of the application property or surrounding area that would warrant the refusal to grant planning permission in this particular instance. 


	Highways and Parking:

Lancashire County Council Highways have been consulted on the proposed development and raised no objections. An adequate level of off-road parking for the type and size of the development proposed would be retained. As such, the Local Highway Authority is of the opinion that the proposed development would not have a significant impact upon highway safety, capacity, or amenity in the immediate vicinity of the site. 


	Landscape/Ecology:

A bat survey has been submitted with the application, dated 19th April 2024. The report concludes that during a preliminary survey carried out on 11th April 2024, neither current, nor historic evidence of roosting bats were found in any part of the building, or elsewhere within the overall application site. All parts of the application dwelling were occupied and fully heated and insulated, and the building was of sound construction, with well-sealed walls, roof, soffits, windows, and doors, all resulting in a building with an overall low bat roosting suitability. None of the hedgerows or trees and shrubs offered any cracks, canker damage, or lifted bark or holes that could be used by roosting bats of any species. Whilst the adjacent habitat has the potential to support low to moderate numbers of foraging common pipistrelles, large numbers of other species of bats is unlikely and it is considered that the potential of a significant roost being established is very unlikely. It is therefore concluded that since there is currently no evidence of the presence of bat roosts within any part of the proposal site, the proposed development would not result in any significant implications on the population status of local bat species. 

In respect to nesting birds, there is potential for the shrubbery, both within and around the site, to be used by birds; however, no active or historic nests were found during the survey. It is also concluded that great crested newts and other amphibians, water vole, badger and otter were all absent from the site. 

As such, there is not a requirement for any additional surveys or an EPS mitigation licence; however, precautionary/ mitigation measures are advised as outlined within Section 7 of the report, titled ‘Recommendations’. These measures have been secured by way of an appropriately worded planning condition. 

It is also noted that a number of trees are located on the proposal site. Whilst no trees are proposed for removal as part of the development and the proposed extension would be sited above an existing single storey structure, a condition has been attached to the accompanying decision notice to ensure all trees are protected during the construction phase of the 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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