Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB/CMS

	Application No: 
	3/2013/0233/P

	Development Proposed:
	Loft conversion and formation of French door opening in gable wall at 31 Bolland Prospect, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No observations received.

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 SPG – “Extensions and Alterations to Dwellings”.

Ribble Valley Core Strategy (Regulation 22 Submission Draft)

Policy DMG1 – General Considerations.

Policy DMH5 – Residential and Curtilage Extensions. 



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

	Planning Permission is sought for the conversion of the existing loft space and formation of a French door opening in the gable wall at 31 Bolland Prospect, Clitheroe.  The development site is a first floor apartment.  From the exterior of the building, by virtue of its design and scale the building presents the appearance of a semi-detached dwelling.

The key considerations in the determination of this application are the impact of the proposed works on the character and setting of the existing dwelling, and the impact, if any, upon the residential amenity of the area.

The main changes to the exterior of the building will be the installation of two roof light openings into the rear (north) elevation roof slope and the formation of Juliette balcony in the west gable end elevation.  The Juliette balcony consists of a French door opening at first floor level that will be enclosed by a 1100mm high railing.

With regard to the exterior alterations, these would not result in the overall footprint or bulk of the existing building increasing.  Nor would the alterations appear incongruous or obtrusive.  I am therefore satisfied that the proposed work would not cause materially significant harm to the character and setting of the existing building.

The other key consideration in this particular instance is the potential harm the proposed works may have upon the residential amenity of the area.  The formation of a balcony at first floor level has the potential to significantly harm the residential amenity of the area.  This would be by virtue of potentially creating situations of overlooking.

The area of greatest potential concern regarding amenity is the position of the Juliette balcony in the west gable, particularly on the neighbouring properties of number 29 and 25 to the west.  The Juliette balcony would overlook the front lawned area of these properties.  The neighbouring properties of number 29 and 25 would be sited approximately 13-16m away.  The properties along Bolland Prospect are offset from one another in a stepped formation.  This would result in the Juliette balcony being located at a near 45o angle from the neighbouring properties.

Having considered the submitted details, I do not believe the location of the proposed Juliette balcony would cause significant harm to the residential amenity of the area, sufficient enough to warrant the refusal of planning permission on these grounds.  Had the proposal been for a first floor roof terrace, then this would have created amenity issues as the terrace would have been closer to neighbouring properties and the off-set angle between dwellings would have been lost as the terrace would have allowed people to exit the building.  In contrast with the Juliette balcony the occupants would be kept within the building, therefore maintaining the offset angle between the properties.  The fact that the building would also overlook the communal front garden and street rather than a private rear garden also mitigates any loss of amenity.

In view of the above I see no material objection to the granting of this permission, therefore I 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: 4 APRIL 2013














