
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CB

	Application No: 
	3/2011/0978

	Development Proposed:
	Proposal to extend the dwelling at first floor level to the North West elevation at 12 Nowell Grove, Read, BB12 7PG.

	CONSULTATIONS: Parish/Town Council

	Read Parish Council - No comments or observations received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections. 



	CONSULTATIONS: Additional Representations

	One letter of representations has been received from the adjoining neighbour at no. 10 Nowell Grove who raises the following concerns:

· Overlooking of kitchen diner from closer clear glass window serving bedroom rather than the small obscure glazed window which serves a bathroom as existing, and

· Loss of light caused by the increased size of dormer.

	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy G4 – Settlement Strategy

Policy H10 – Residential Extensions

SPG - “Extensions and Alterations to Dwellings”

	POLICY REASONS FOR REFUSAL:

	G1, H10, SPG – Overbearing, oppressive and potential overlooking. 

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

	The application relates to a semi-detached dwelling within a cul-de-sac of identical properties on Nowell Grove, Read which is located on the east side of Straits Lane.  A PROW exists at the rear of the properties on a path which connects Straits Lane with Whalley Road adjacent to the Service Station.

Each of the bungalows on the north side of Nowell Grove are each characterised by their south-west road facing gables, flat roof garages connecting each pair of semi-detached properties and the large unadorned roofslopes with small flat roofed dormer windows positioned fairly centrally on the north-western elevations.  The existing dormer is set down from the ridge of the roof by approximately 0.7m and has approximate dimensions of 1.5m x 1.9m x 1.4m in height.  

Permission is sought to increase the size of the dormer located on the south-west elevation which will involve building it up of the side wall of the property and attaching it to the main roof ridge with a sloping roof.  The dormer would have maximum dimensions of 3.3m x 8.0m x 1.8m. It would have a window on the south-west elevation and also in the south facing cheek of the dormer (e.g. facing towards the driveway).

The main matters for consideration include the scale, design and massing of the proposal, its impact on visual amenity and residential amenity.

In relation to visual amenity, I have visited the site several times to assess the impact of the proposals.  Whilst I recognise that the increase in the size and change in style of the dormer I do not consider that the new dormer would appear overly prominent on the property itself or within the locality due to its set back from the front elevation of the property.  The dormer would be clad in roof tiles to tie the enlarged dormer into the roof.

With regards to impact upon residential amenity, the property to the side (No. 10 Nowell Grove) has an existing ground window to the side elevation serving a kitchen diner. This dormer window will be looking down on the kitchen diner window at a distance of approximately 6 metres and the enlarged dormer will result in overlooking and subsequent loss of privacy to the occupiers of this property.  I note that the Agent sent an amended plan dated the 12 January 2012 showing the main window to be frosted glass, whilst I acknowledge that this would go some way in addressing the overlooking concerns provided the level of obscurity is high enough, the windows would need to be non-opening to prevent any overlooking occurring considering the properties are in such close proximity to each other and the fact the use of the dormer window will change from a bathroom (a non habitable room) to a bedroom (a habitable room), a use which is more intensive.  However, given the window would serve a bedroom it is extremely likely that the window would need to open to provide an escape route in the event of a fire, therefore a condition could not be complied with and would thus be unreasonable.  I have also considered the neighbours comments regarding the potential loss of light from the dormer, and have assessed the proposal from both the neighbours dining kitchen and their yard area.  Whilst I accept that some light loss will occur as a result of the proposal, it is the increase in the size and design of the dormer in such close proximity to these neighbours, where currently the existing roofslope slopes away from them, that causes me concern, as the enlarged dormer would result in a bulky and prominent addition which would be overbearing and oppressive and which would be detrimental to the amenity of those neighbours. As a result, I consider the proposal should be resisted on this ground.  

In relation to bats, a European Protected Species, a scoping survey dated the 08 December, has been submitted which found no evidence of bats using the property therefore the impact of the proposed development is likely to be very low.

Taking the above comments in to consideration, I thus recommend the application accordingly.

	RECOMMENDATION: That permission be refused.
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