Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2011/0917/P

	Development Proposed:
	Proposed roof lift to form new bedroom and en-suite in the existing roof space, garden room/dining extension, new porch (to replace existing) and internal alterations at 16 Church Close, Waddington, BB7 3HX.

	CONSULTATIONS: Parish/Town Council

	Waddington Parish Council - No comments or observations received within 8 week statutory determination period.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Highways – no objections to the proposal.



	CONSULTATIONS: Additional Representations.

	One letter of representation has been received from the occupier of the nearest dwelling on Ramsden Terrace that raises concern that the proposed roof lift would cause overshadowing and reduce light to their kitchen and garden areas.  They also raise concern that if a first floor window was, in time, inserted in the rear elevation, this would cause serious overlooking.

	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy G4 – Settlement Strategy

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 Church Close within the settlement limit of Waddington. The property faces a grassed area which is designated as Essential Open Space in the Districtwide Local Plan.

Permission is sought for a porch extension to the front elevation of the property measuring approx. 1.5m x 2.25m x 3.5m in height to the ridge with a pitched roof, an extension to the rear elevation projecting approximately 5.75m, with a width of approx. 4.2m and a height of approximately 4.35m with a pitched roof, and lastly an increase in roof height of the property by approximately 1.2 metres from the existing ridge (the eaves height of the property will remain as existing).

In terms of visual impact I consider that the scale, size and design of the proposed garden room and porch extensions are acceptable and will be in-keeping with the design of the property.  The works, including the increase in ridge height, and will not prove visually prominent within the immediate locality as other properties within the vicinity have extended in a similar fashion. I consider that as the adjacent neighbouring property to the south (No. 17 Church Close) currently has a higher ridge height than the applicants property the proposal to raise the ridge will not be visually detrimental upon the street scene. 

With regards to potential impact on neighbouring properties, I note that there is a first floor window in the gable of no. 15 Church Close, and whilst I accept that increasing the ridge height of the property will take some light away from this window, I do not consider that the increase would significantly worsen the outlook particularly considering that the eaves height of the bungalow will remain unchanged and the roof slopes away from the neighbours.  With regards the rear sun room/ dining room extension, I have plotted this on a map and can confirm that the proposal complies with the BRE sunlight/ daylight test illustrated in the Council’s SPG on extensions and alterations to dwellings, therefore the residents of no.17 will not lose a significant amount of light.  I have some concerns that windows are proposed in the elevation nearest to their boundary, particularly considering there is limited boundary treatment between the two dwellings.  I therefore consider that an obscure glazing condition to be necessary as this would prevent any overlooking occurring. I also note that this extension would be within 4.0 metres of the boundary with no. 38 Ramsden Terrace located at the rear, however, overlooking of this neighbour will not be so severe due to the shrubbery that exists between the two properties.  I note the concerns of this occupier regarding the increase in ridge height causing overshadowing, however, I consider the 1.2m increase will cause minimal harm to this property as the impact will not be so significant as to warrant refusal of the application on this ground.

In relation to highway safety, the Highway Engineer has confirmed that he has no objections to the proposal.

A bat survey was conducted at the property, which concluded that the proposed building operations are unlikely to cause disturbance to bats or result in the loss of a 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.
Therefore, taking the above comments into consideration I recommend the application 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 planning permission be granted.


DATE INSPECTED: 06 January 2012














