Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2011/0701/P

	Development Proposed:
	New pitched/hipped roof construction spanning over the garage and ground floor rooms to create new bedroom, new dormer windows and alterations to the facades to create new and adapted windows and doors at Orchard House, Copster Green

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections. 



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy ENV7 – Protected Species.

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.  The property is adjoined by open land to the west, south and east with the only neighbour being a bungalow to the north.  

Previous application 3/2009/0497/P sought permission for the increase in height of an existing pitched roof garage to provide additional accommodation at first floor level.  Piked dormers would be formed in the north west and north east slopes of the proposed roof.  That previous proposal also involved the replacement of the existing flat roof over the existing bathroom at first floor level to the south west elevation with a pitched roof to match the existing roof slope.  Also, a dormer was proposed to be inserted to the south western elevation to match the existing dormers, and new glazed doors at ground floor level would replace existing windows.  

In terms of visual impact, that previous proposal was considered to be acceptable in that the scale, size and design of the proposal would not dominate the existing property, which is already a substantial size.  

In relation to that previous application, an objection was received from the neighbours to the north of the site on grounds of loss of light.  Whilst it was considered that the proposal might result in a minimal additional loss of light to that neighbouring property (light is already obstructed by the application property) this was not considered sufficient to represent a sustainable reason for refusal of the previous application.  Permission was therefore granted.  

The ridge height of the approved scheme, at approximately 6m, was approximately 1.2m lower than the existing ridge of the main dwelling.  The applicants have however since realised that this would give insufficient headroom for the proposed new first floor rooms.  Permission is now therefore sought for a scheme that is basically the same as the previous permission except that the ridge height has been increased to be the same as the existing ridge at 7.2m high.

I consider this amended scheme to be acceptable in visual terms as it will still be of an appropriate scale and design for the existing dwelling.  Due to the use of a hipped roof (as per the previous permission) I also do not consider that this amended scheme would have any significantly different effects upon the light to the neighbour than would result from the implementation of the approved scheme.  This is because the roof as now proposed, would still not be any higher than the existing roof of the application property that already cuts out light to the neighbouring property.   I also consider it important to note that the owners/occupiers of that neighbouring property have not expressed any objections to this current application.  

A bat survey report submitted with both the original application and this current application concluded that ‘it does not appear that bats use the house as a roost, for hibernation or feeding so alterations to these roofs will not pose a threat to any bat population’.  The Countryside Officer, however, has recommended the imposition of a condition requiring compliance with the mitigation notes included in that report in the unlikely event that bats are found during development works.  

Overall, subject to the condition described above, I can see no objections to this amended scheme of extensions and alterations to this property.  



	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: 7 November 2011














