Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2008/0442/P

	Development Proposed:
	Rear elevation - modify roof to include a full dormer with a flat roof, modify existing window openings to provide patio door sets; front elevation – modify existing flat roof dormer with a pitched roof and install one additional pitched roof dormer, and remove existing chimney stack at 8 St John’s Close, Read

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	St John’s Close is a cul de sac of detached bungalows and dormer bungalows.  This property has one small flat roofed dormer at the front which is in a poor state of repair, and no existing dormers at the rear.  

At the front it is proposed to replace the existing dormer with a new dormer of the same size and in the same position but with a gable fronted pitched roof, and to construct a second pitched roofed dormer identical to the replacement dormer.  These dormers would have white UPVC cheeks and roof tiles to match the main roof.  At the rear, a long flat roofed dormer is proposed.  This is appropriately set in from both sides, set down from the main roof ridge and set away from the top of the rear wall.  Its front face and both cheeks would be vertical tiles to match those on the existing roof.  

The pitched roofed dormers at the front will represent an improvement in visual terms on the existing flat roofed dormer, and white dormer cheeks are common in this locality.  The rear dormer will not affect the street scene, and there are no privacy issues as the properties at the rear on George Lane are approximately 35m away and with a dense tree and shrub screen on the rear boundary between the two properties.  

I can see no objections to the removal of the existing chimney stack which is also mentioned in the description of development, although this could probably be carried out as permitted development in any event.

Overall I can see no objections to this application and I therefore recommend accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 25 June 2008














