Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/0242/P

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

	CONSULTATIONS: Parish/Town Council

	Read Parish Council - No objections.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections.

	CONSULTATIONS: Additional Representations.

	No representations received.

	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy G4 – Settlement Strategy

Policy H10 – Residential Extensions

SPG - “Extensions and Alterations to Dwellings”

	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.

This application is a resubmission of application 3/2011/0978 which was refused due to its overlooking of a neighbours kitchen diner window and due to the close proximity of the window its overbearing and oppressive nature.  This application has sought to address the overlooking by removing the window on the north west elevation.  Prior to submission of this application the Agents have questioned whether the proposal could be classed as permitted development.  Both of these factors have been considered in the determination of this application.

The impact on visual amenity, highway safety and protected species (bats) was considered to be acceptable on the previous application and due to there being no change in circumstances the proposal is still acceptable in this regard. 

In relation to the impact on the adjoining neighbour, the main window on the side elevation has been removed.  In addition, a cross sectional drawing has been submitted which illustrates that the three rooflights proposed would also not overlook this neighbour and thus I am satisfied that the overlooking issue has been addressed.  Furthermore, in accordance with the 2008 GPDO no further windows can be inserted without first obtaining planning permission.

In relation to the overbearing impact of the dormer, which formed part of the previous reason for refusal, the design, size and location of the dormer has not changed.  The Agent is of the opinion that the proposal constitutes permitted development in line with Schedule 2, Part 1, Class B of the Town and Country Planning (General Permitted Development) Order 2008.  However, the Council disagrees, due to the proposed rooflights and the fact that the dormer will not be set up from the eaves.  Having said this, given the main argument is over 20 centimetres, in this instance; I do not consider that it is reasonable to refuse the application on this ground.  

Taking the above comments in to consideration, I thus 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 conditional planning permission be granted.
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