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DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2009/0497

	Development Proposed:
	Existing garage roof increased in height to create attic room at first floor level. Dormer windows added to new roof. New window to landing at first floor on north east elevation. Existing flat roof over first floor bathroom replaced with pitched roof at Orchard House, Copster Green, Blackburn.



	CONSULTATIONS: Parish/Town Council

	No observations received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Nearby Residents

	One letter of objection has been received which raises the following concerns:

· The two windows of our day room along with the side window of the lounge face Orchard House boundary wall. There are only 2.5 metres of our side garden between the two properties. So the proposed extension to the roof, which will be approximately two and a half times larger than the existing roof, with a new steep rake, will considerably reduce the natural day light into our two rooms.

· The rainwater gutter, which runs the length of the garage and existing bathroom/gym already overhangs our side garden, and even with the existing roof, of this long wall, rainwater frequently overflows into our side garden.

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

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

	The application relates to a detached property on the eastern side of the green within the settlement of Copster Green.

Permission is sought to increase the height of the existing pitched roof garage to a hipped roof in order to provide additional accommodation at first floor level with a maximum height of approx. 6m meeting the two-storey part of the existing property with the insertion of piked dormers to the north-western and north-eastern elevation of the proposed roof.

Permission is also sought for the removal of the existing flat roof extension over the existing bathroom at first floor level to the south-west elevation with a pitched roof to match the existing roofslope. A proposed dormer is to be inserted to the south-western elevation to match the existing dormers with the insertion of new glazed doors to the ground floor to replace the existing windows.

In terms of visual impact I consider that the scale, size and design of the proposals are acceptable and will not dominate the existing property, which is already of a substantial size. 

I note the concerns raised by a neighbouring resident with regards to the potential loss upon their enjoyment of light into three windows that serve a day room and lounge as a result of the proposed increase in roof height from the existing garage. I acknowledge that the maximum roof height of the bungalow adjacent to the applicants property is set lower than the maximum roof height of Orchard House. However I do not consider that the proposal will significantly contribute to any loss of light to this property and as such be sufficient as to warrant refusal as the proposed roof height from the garage will be no greater than the maximum roof height of the property, which in the midday sun is currently contributing to the majority of any loss of light to this property. The hipped roof design of the proposal will also minimise any loss of light.

I also note a neighbours concern regarding a rainwater gutter from the applicant’s property that overhangs into their boundary and frequently overflows. However this is a private matter and not classed as a material consideration in the determination of this application.

A bat survey was carried out at the property and it was concluded that bats do not use the house as a roost, or hibernation or feeding so alterations to these roofs will not pose a threat to any Bat population.
Therefore, I do not consider this application would cause a significant detrimental impact on the visual amenity of the area or on the residential amenity of the occupiers of the surrounding properties. As such, the application is recommended 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: 10/07/2009














