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DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2009/0635

	Development Proposed:
	Conversion of roof space to provide three bedrooms and two bath/shower rooms, with dormer windows to front and rear elevations at 14 Haugh Avenue, Simonstone.



	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 windows in the proposed rear elevation would be on the same level as my side sitting room window. As the applicants are proposing to have a bedroom and bathroom at this level, I am concerned at the lack of privacy we would both suffer.

	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 bungalow on Haugh Avenue off Whalley Road within the settlement of Simonstone.

Permission is sought for dormer extensions to the front and rear elevation to provide bedrooms, an en-suite and main bathroom. The dimensions of both dormers are approx. 8.6m in length, projecting a maximum of approx. 2m from the existing roof-line with a height of 1.5m to the eaves with a sloping roof that runs from the existing ridge height.

After a discussion with the applicant he has advised that the cladding to be used to the front and cheeks of the dormer are not to be UPVC cladding as stated in the plans and is planning on using PVC cladding of brown or black or a similar dark colour. In consideration of this I consider that an appropriate condition is placed on the decision notice to ensure that samples of materials to be used on the dormers are submitted before their use in the proposed works.

In terms of visual impact the scale, size and design of the proposed dormer extensions are acceptable and as there is a mixture of dwelling types and designs that surround the property I consider that the dormers will not dominate the roofslope and are appropriate in the street scene. 

With regards to potential impact on neighbouring properties I note the concerns of a neighbouring resident with regards to loss of privacy from the location of windows in the rear dormer. Having assessed the rear dormer against the provisions of Part 1 Class B of The Town and Country Planning (General Permitted Development) (Amendment) (No. 2) (England) Order 2008 it is clear that the dormer could be constructed as permitted development without the need for a planning application.

Notwithstanding the above, having visited the site I note that there is some screening to the rear boundary, and in addition, the plans indicate that two of the three windows to the rear dormer will facilitate a bathroom and as such an appropriate condition shall ensure that these windows are obscure glazed to safeguard the privacy of neighbours.

To add to this, the length of the intervening rear gardens means that the distance of the first floor bedroom window of the rear dormer to the first floor window of the property opposite is approx. 24.8m, which satisfies the requirements of the Councils SPG on ‘Extensions and Alterations to Dwellings’. The relationship between the proposed rear dormer and the location of other neighbouring residential properties to the rear results in any other views to be at an obscure angle which ensures that direct overlooking into rear gardens and properties is avoided. 

A bat survey was carried out at the property and it was concluded that the proposed building operations are unlikely to cause any disturbance to roosting bats or result in the loss of a nursery bat roost.

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: 04/09/2009














