Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2012/0852

	Development Proposed:
	Raise the roof of the existing house. Proposed two-storey extension to provide garage and dressing/en-suite. Re-submission of application 3/2012/0159 at 6-8 Knowsley Road, Wilpshire.



	CONSULTATIONS: Parish/Town Council

	No representations have been received.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (Highways) – No objections.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	G1 – Development Control.

H10 – Residential Extensions.

SPG – Extensions and Alterations to Dwellings.



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

	The development site is a detached dwelling that stands parallel to Knowsley Road.  The dwelling is constructed from brick under dual pitched roofs, consisting of 3 distinct elements.

This application is a resubmission of a scheme previously refused under reference 3/2012/0159. This previous scheme was refused on the grounds that it would be detrimental to the residential amenity of the area. A window opening was proposed at first floor in the south elevation of the proposed development. Due to the topography of the area and the relationship of the site to neighbouring properties the window would have directly overlooked the private amenity space of No.4 Knowsley Road. This would have been to the severe detriment of residential amenity.    

The proposed development consists of a two-storey extension to the front of the dwelling that would provide garage space on the ground floor and a dressing room and en-suite area at first floor level.  This element would project 6.06m from the existing dwelling and measure 4.7m in width.  This extension would have an eaves height of 2.5m and stand to an overall height of 5.7m.  Various window and door openings are proposed in this extension, including a dormer window at first floor level in the proposed west elevation and a rooflight in the east elevation roofslope  

The second element of the proposed development is to raise the roof height of part of the existing dwelling.  This would allow for the creation of a first floor room that would not be restricted, internally, by the presence of the existing roof slopes.  The current eaves height is 2.4m and the ridge height is 6m.  The proposed development would lift the eaves height to 3.7m and a ridge height of 7.5m.  Within this part of the development a new door opening is proposed in the east elevation at ground floor. Three rooflights will be provided in the east elevation roofslope.   

Having visited the site and considered the proposed plans, I am of the opinion that the proposed development would not adversely impact upon the character and setting of the street scene.  Furthermore, I do not consider that the proposed development would be detrimental to the character and setting of the existing dwelling.

As discussed above the previous submission was refused on the grounds that the development would be detrimental to the residential amenity of the area, by virtue of the direct overlooking that would result between the development site and the neighbouring property of No.4 Knowsley Road; caused by the presence of the proposed first floor window in the South elevation. The resubmitted scheme under consideration in this particular application has been amended with a view to addressing this issue.

The first floor window in the South elevation has been deleted from the scheme. Natural light will be provided to the proposed bedroom by the insertion of 3.no rooflights in the East elevation. Having considered this amendment I am satisfied that the previous reason for refusal has been adequately addressed. The proposed rooflights in the east elevation would not cause direct overlooking that would be detrimental to the residential amenity of the area; this is by virtue of the properties to the east of the development site being further away and at oblique angles to the development site. 

However in order to ensure that the residential amenity of the area is secured in the long term I do propose to use a suitable planning condition which would prevent the formation of new window openings once the development has being completed.

In addition a bat survey has also been submitted as part of the application. This has found that there is no evidence of bat activity on the site. Notwithstanding this the Countryside Officer has recommended the use of a standard protected species condition, specifically relating to Bats.

I therefore see no material objections to the granting of this planning and 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 consent is granted.


DATE INSPECTED: 13/06/12


(Previously inspected during original application 3/2012/0159)














