Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB/CMS

	Application No: 
	3/2012/0616/P

	Development Proposed:
	Proposed first floor extension to side over existing ground floor extension.  The first floor extension to be half the width of the ground floor extension.  Loft conversion with dormer window to the rear at 24 Moorland Crescent, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal.



	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 SPG – “Extensions and Alterations to Dwellings”.



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

	The development site is a semi-detached dwelling that fronts Moorland Crescent, Clitheroe.  The proposed development consists of two distinct elements.

The first element is a first floor side extension.  This will project approximately 1.2m from the side of the existing dwelling and measure 7.2m in width.  This would be built partially over an existing ground floor extension.  As has been done with the existing ground floor extension, the front elevation of the first floor extension will be set back approximately 0.6m from the front of the existing dwelling.  The proposed eaves height is approximately 4.8m, which matches the existing eaves height of the dwelling.  This element will be constructed from pebble dashed render walls under a tiled roof; these materials match what has been used on the original dwelling.  No new window openings are proposed within this part of the proposed development.

The second element of the proposed development is a dormer window located in the existing rear roof slope of the dwelling.  The proposed dormer shall measure 3.1m in width and stand to a height of 1.8m, with a projection from the ridgeline of 3m.  The base of the dormer will be set in from the eaves line of the roof by approximately 1m.

Previously a two-storey side extension has been refused at this site on two previous occasions, first in 2001 and secondly in 2006.  Both of these refusals were the subject of an appeal; both of which were dismissed by an Inspector.  The grounds on which these appeals were dismissed related to the loss of daylight to the neighbouring property no 26.  It was found that; in both situations, the proposed development would lead to a loss of daylight to a habitable room at no 26.  Having visited the site I am of the opinion that the development proposed within this application will not have the same impact.  This is because the proposed extension only extends across half the width of the existing ground floor extension.  The previously refused developments both extended across the full width of the ground floor extension.  This would have resulted in the first floor side extension being closer to the neighbouring dwelling.  In this case the proposed development would maintain a larger gap between the dwellings; therefore reducing the potential loss of light to the neighbouring dwelling.

In terms of impact upon the residential amenity of the area I am of the opinion that the proposed development would not cause significantly detrimental harm to the residential amenity of the area.  No new window openings are proposed within the first floor extension that would lead to overlooking.  The development site backs on to the railway line therefore there are no concerns regarding overlooking in terms of back to back properties in relation to the dormer.

As part of the application a bat survey has been submitted.  This concludes that there is no evidence of bats at the site however; I do propose the use of a condition that would, in the event of bats being found, ensure that the bats are afforded the appropriate level of protection.

Having considered the proposed development I am of the opinion that the development accords with the relevant policies.  I therefore recommend 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: 14 August 2012














