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DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2009/0778

	Development Proposed:
	Proposed loft conversion with new roof construction forming a steeper pitched roof. Dormer windows to the north elevation and Velux rooflights to the south elevation at 61 Glendale Drive, Mellor.



	CONSULTATIONS: Parish/Town Council

	Mellor Parish Council – Objects to the application on the following grounds:

· Not in keeping with other properties and would create a precedent on Glendale Drive

· Higher ridge-line would create potential concerns for neighbouring properties

· Overall increase appears excessive in relation to other properties

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Nearby Residents

	No observations 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:

	The application relates to a semi-detached bungalow at the end of St Mary’s Gardens on the junction to Glendale Drive.

Permission is sought for a loft conversion involving the raising of the ridge height of the property from approx. 4.8m to 6.1m, being a difference of approx. 1.3 metres. Two flat roofed dormers are to be inserted to the northern roof slope, which will be set-in from the edge of the roof by approx. 1.6m and set-down from the ridge by approx. 0.7 metres. The western dormer will project from the roofslope by approx. 1.5m and have dimensions of approx. 5.1m in length and 1.5m in height. A separation distance of approx. 1.2 will exist between this dormer and the second dormer to the east, which again will project from the roofslope by approx. 1.5m and have dimensions of approx. 4.4m in length and 1.5m in height.

Initial plans that were submitted indicated that the roof would be raised by approx. 1.9 metres from the existing ridge height. Subsequent knowledge of the concerns raised by the Parish Council has resulted in the Agent sending an amended plan reducing the ridge height by approx. 0.6 metres from that which was previously submitted.

I note the concerns raised by the Parish Council with regards to the visual impact of the proposal and its visual relationship with other properties. I consider that the reduction in roof height from that which was previously submitted is an improvement, resulting in the roof being not so pronounced. The location of the property at the end of a row of properties, in which the land slopes downwards towards it, and the mixture of building types and designs that surround it will result in the increase of roof height to be no higher than that of the property to which it is attached to and as such I do not consider the proposal will have a detrimental impact upon the street scene.

I also consider that as the dormers are to be attached to the western roof slope and are set down from the ridge height and set-in from the edge of the roof they comply with the recommendations of the Councils SPG on ‘Extensions and Alterations to Dwellings’ and as such I consider that they will not dominate the roofslope and are appropriate in the street scene. 

I note the concerns of the Parish Council with regards to the potential neighbouring impact of the proposals. I consider firstly that the increase in roof height will have minimal impact upon the attached neighbouring property as there is an attached garage between the two properties and as such any loss of light will be minimal. The distance between the property and those opposite to the south on Glendale Drive of just over approx. 20 metres will also ensure that the proposal will not have any overbearing impact upon these properties. With regards to the dormer extensions I consider that their position on the northern roofslope facing the roofslope of the neighbouring attached property will have minimal neighbouring impact. 

I do not consider that a precedent has been set for this type of extension, as any future planning application will be judged on their individual merits having regard to site-specific circumstances.

A bat survey was carried out at the property and it was concluded that no evidence of bat presence or use could be found.

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: 21/10/2009














