Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB/EL

	Application No: 
	3/2013/0532/P

	Development Proposed:
	Proposed construction of a dormer to roof space on the rear elevation at 37 Mayfield Avenue, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Requests considering amendments to the scheme to create off street parking provision within the site.  



	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 2008 to 2028 (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 erection of a rear roof dormer extension at 37 Mayfield Avenue, Clitheroe.  The properties along Mayfield Avenue are constructed in short terraces typically of four dwellings.  The development site is an end of terrace property.  

The proposed dormer is to measure 5.3m x 1.9m x 2.8m.  The dormer is set approximately 450mm up from the existing eaves of the roof, set 200mm in from either side and is set 200mm below the ridgeline of the existing roof.  

Since submission the scheme has been amended in view of concerns that were raised over the proposed design.  The original scheme detailed the dormer being built straight off the gable end wall of the dwelling.  Such a proposal was considered to be significantly damaging to the character, setting and appearance of the built environment.  It would have also created a dominant and incongruous feature.  However, following discussions with the applicant the scheme has been amended to ensure that the dormer is set within the existing roof.  I am satisfied that these amendments address the previous concerns raised about the design of the scheme.  

The key considerations in the determination of this application are the impact the development will have upon the character, setting and appearance of the existing dwelling, and the harm, if any, the development will have upon the residential amenity of the area.   

With regard to the impact the development will have upon the character and setting of the original building in view of the design amendments made, I am satisfied that the proposal would be a subservient addition to the existing dwelling.  

Having regard to the residential amenity of the area, I am satisfied that the details submitted do not present any undue concerns that the development would be detrimental to the residential amenity of the area.  

As discussed above, the County Surveyor has raised concerns at the level of off street parking provided at the site, requesting that the applicant considers appropriate amendments.   Mayfield Avenue consists of terraced properties that have no viable opportunities to provide off street parking.  The provision of off street parking in this particular instance would only serve to create a situation whereby the level and extent of on street parking would be detrimentally affected.  I therefore feel it is unwarranted and impractical in this particular case to request such parking provision.  

In view of the above I see no material objections to the granting of this permission 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 permission be granted.


DATE INSPECTED: 27 June 2013














