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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed erection of two-storey extension to side and detached double garage to front. 

	Site Address/Location:
	Happy Cottage, Lovely Hall Lane, Copster Green, BB1 9EQ

		

	CONSULTATIONS: 
	Parish/Town Council

	A consultation response from Salesbury Parish Council was received on 23rd October 2024 stating that the Parish Council has no comments to make. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection. 

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been 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 DME3:	Site and Species Protection and Conservation
Policy DMH5:	Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2021/0653: Erection of detached, single storey, three bay garage in the front garden (Approved). 

3/2014/0511: Two storey extension (Refused). 

3/2024/0254: Two storey extension (Withdrawn). 

3/2010/0926: Proposed two storey side extension (Refused). 

3/2004/0150: Kitchen Extension (Approved). 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a semi-detached dwelling known as Happy Cottage situated off Lovely Hall Lane and within the defined settlement area of Copster Green. The property consists of render, slate roof tiles and timber windows and benefits from a sizeable stone based two-storey rear extension. The dwelling is set a considerable distance back from the main highway with the property’s residential curtilage including a large gravel driveway enclosed by a low stone wall. 


	Proposed Development for which consent is sought:

Consent is sought for the construction of a part two-storey, part single storey side extension and detached double garage to the front of the main dwellinghouse. 

The proposed two storey element would measure 4.7m by 2.8m and would incorporate a pitched roof design with an eaves and ridge height of 4.3m and 5.8m respectively. To the western facing gable elevation, 1no. window would be featured at first floor level. 

The proposed single storey element would project a further 1.7m from the western side elevation of the proposed two-storey element and would feature a lean-to roof design measuring 2.3m to the eaves and 3.1m to the ridge. To the front, south facing elevation, 1 no. window opening would be incorporated, along with a set of bi-folding doors to the western elevation. 

In respect to the detached garage, this element of the proposal would measure 5.3m by 7.2m, with an eaves and ridge height of 2.4m and 3.1m respectively. To the front, eastern facing elevation, 2no. garage doors would be incorporated, along with a single personnel door to the northern side elevation. 

In respect to materiality, the proposed development would be finished in render and stonework to the external elevations, slate roof tiles and uPVC windows. 
 

	Principle of Development:

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


	Impact Upon Residential Amenity:

The proposed side extension would incorporate 1no. ground floor window to the front elevation, facing towards the residential properties located to the opposite site of Lovely Hall Lane, and a set of bi-folding doors and first floor window to the western gable elevation facing towards the properties fronting Longsight Road. Despite this, the side extension would remain in excess of 45m from the nearest residential receptor and therefore it is not anticipated that the proposal would result in any undue impact by way of overshadowing, loss of outlook, daylight or privacy.

Furthermore, the proposed garage would be situated approximately 15m away from Chestnut Cottage. 

Taking account of the above, it is not considered that the proposed works would result in any significant detrimental impact upon the existing amenities of any nearby residents that would warrant the refusal to grant planning permission. 


	Visual Amenity/External Appearance:

The proposed garage would comprise a fairly significant footprint. Despite this, the relative footprint of the garage would not appear incongruous or over dominant when read in context with the property’s sizeable residential curtilage. The garage would be visible from the adjacent public realm and whilst the addition of a detached building to the front of the main property may not always be appropriate due to increased visual impact, in this particular case, the proposal would be set approximately 7m from the highway and would clearly read as a domestic garage incidental to the residential use of the application property. 

The proposed side extension would project 2.5m from the gable elevation of the original property at ground floor and 0.7m at first floor. The extension would also be set back from the original front wall by 4.9m to wrap around the rear corner and adjoin the existing rear extension, with the eaves and ridge set down from the primary dwellinghouse. In this respect, it is not considered that the proposed development would read as an incongruous or over dominant addition to the application property or surrounding area. 

Furthermore, the overall design of the proposal would largely remain in keeping with and sympathetic to the character of the existing dwellinghouse. Both the proposed garage and extension would be finished to match the external appearance of the existing built form, including render, stonework and slate roof tiles, and uPVC windows ensuring visual integration and further reducing the impact of the proposal. 

Taking account of the above, it is not anticipated that the proposed development would result in any significant undue harm upon the existing visual amenities of the immediate or wider locality that would warrant the refusal of the application. 


	Highways and Parking:

Lancashire County Council Highways have been consulted on the proposed development and raised no objection. The proposed development would result in an increase from a two-bedroom to a three-bedroom dwelling at the site. However, the proposal site is capable of providing 2no. vehicular parking spaces and would therefore meet parking standards. As such, the Local Highway Authority are of the view that the proposal would not have a significant impact on highway safety, capacity, or amenity in the immediate vicinity of the site. The proposal is therefore considered acceptable in respect to highway safety and parking. 


	Landscape/Ecology:

A Preliminary Ecological Appraisal has been submitted with the application dated 10th September 2024. The report concludes that neither current nor historic evidence of roosting bats was found in any part of the property, or elsewhere within the proposal site. The property and its extensions were all fully occupied and were heated and insulated. They were all in excellent overall condition, being well-maintained, with well-sealed windows, doors, soffits, rooflights and roof, and with negligible roosting opportunities. This resulted in an overall low bat roosting suitability for the whole site and therefore the proposed works are not considered to result in significant implications on the population status of local bat species. 

The small shrubs and trees growing with the site, and the lines of hedgerow around the site boundaries would not be affected by the planned development and therefore the proposal it not considered to affect the overall foraging or commuting potential for bats in the area. Furthermore, there was potential for the habitats and some of the nearby structures to be used by birds for both roosting and nesting purposes; however, neither active nor historic nests were found during the survey. It was also concluded that no evidence of barn owl was found during the surveys. 

Despite this, precautionary/ mitigation measures are recommended as outlined within Section 5 of the report. This has been secured by way of a planning condition. 

The development is exempt from having to achieve the mandatory Biodiversity Net Gain requirement as it is a householder application. 


	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. 



image1.jpeg
&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk




