Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB/CMS

	Application No: 
	3/2012/1062/P

	Development Proposed:
	Rear dormer extension at 4 Broad Meadow, Chipping, PR3 2GH

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received within the 21 days statutory consultation period.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A.

Environment Agency – N/A.

	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy ENV7 – Species Protection

Policy SPG – “Extensions and Alterations to Dwellings”.

Policy ENV1 - Area of Outstanding Natural Beauty.

Core Strategy Regulation 22 Submission Draft

Policy DMG1 – General Considerations.

Policy DME2 – Landscape and Townscape Protection.

Policy DME3 – Site and Species Protection and Conservation

Policy DMH5 – Residential and Curtilage Extension.

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

	The application relates to a bungalow property positioned on Broad Meadow, Chipping, which is an avenue of properties located on land adjacent to Chipping Village Playing Fields located behind the Memorial Hall.

Permission is sought to extend the rear dormer windows on the rear roof slope of the property.  The dormer would extend from the existing roof ridge down to eaves level, which will include the provision of a doorway to allow a Juliette balcony.

In relation to the scale, size and design of the dormer, it is recognised that the dormer would cover the majority of the rear roof slope.  This is contrary to the guidance given within the Council’s SPG on Extensions and Alterations, however, to justify this there would also have to be concern on visual grounds.  In this case, given the works are at the rear of the property and the property is surrounded by established planting, I do not consider the impact on the street scene or on the visual amenities of the area to be significant enough to warrant refusal of the application on this ground.  

Having inspected the site from the garden areas of both neighbouring properties, the established boundary treatments would prevent any overlooking of the private garden areas.  The existing dormer windows can be viewed from the patio area of no 3 Broad Meadow, however, I consider that due to the angle and orientation of the existing properties, there are no direct views into this amenity space.  Moreover, whilst the existing window openings would be brought slightly closer to that property and would be enlarged by the change from a window to a doorway, I consider that due to the oblique angle of the property and this window, I do not consider the impact would be so serious on that neighbour as to warrant refusal of the application on this ground.  I therefore consider the impact on residential amenity to be acceptable.

Given the alterations proposed to the roof as a result of the dormers being merged together and enlarged, a bat survey, dated the 17th October 2012 has been submitted.  No evidence of bats using the property was found and thus the proposed development would be low risk in this respect.  

For these reasons, I thus recommend that the application be approved.



	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: 15 JANUARY 2013














