Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2013/0922

	Development Proposed:
	Raise the roof to create two additional bedrooms and ensuite bathroom in the roof space. Re-roof the rear conservatory and reconstruct the front porch at 8 Church Close, Waddington.

	CONSULTATIONS: Parish/Town Council

	Waddington Parish Council: Raises objections which can be summarised as follows:

· Streetscene – this would be the only higher property amongst a street of bungalows.

· Raising the height of this dwelling would cast large shadows on the adjacent properties reducing the amount of light entering the properties.

· This planning application would make the house out of keeping with the area – all the other dwellings are bungalows and this application if successful would mean that this property would dominate the surrounding dwellings.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (Highways): No objections.



	CONSULTATIONS: Additional Representations.

	One letter of objection has been received from one nearby property; the objections received can be summarised as follows:

· As you can see from the enclosed photo taken from my main bedroom window, the proposed extension would seriously affect the light in take into the room.

· The proposed window would look directly into the master bedroom.

· The proposals would harm privacy of our back garden.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan:

G1 – Development Control.

H10 – Residential Extensions.

SPG Extensions & Alterations to Dwellings.

Ribble Valley Core Strategy 2008-2028 (Regulation 22 Submission Draft):

DMG1 – General Considerations.

DMH5 – Residential and Curtilage Extensions.

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

	Planning consent is sought to raise the roof of an existing dwelling to form rooms within the roof space in addition to this it is proposed to re-roof an existing rear conservatory and reconstruct the front porch.

The development site is a detached bungalow located on Church Close, Waddington. The existing dwelling is located to the East side of a small-grassed area of public open space, the dwelling is orientated with its gable ends sited parallel to the highway with the roof slopes of the dwelling sited perpendicular to the streetscene and running from back to front. The predominant house type in Church Close is bungalows. However there are several instances of the dwellings being subjected to various extensions and alterations. A total of 4.no dwellings on Church Close have been subjected to alterations that have resulted in the provision of rooms within the roof space of the dwellings.

The proposed porch to the front is to measure 1.4m x 3.2m. This will be built to an eaves height of 2.4m and an overall height of 3.9m. The porch is to be sited to the right hand side of the east elevation being constructed from rendered elevations under a concrete tile roof. The overall footprint of the proposed replacement would be marginally larger than the existing porch. However I do not consider this increase to be of a scale that would be harmful to the character and setting of the existing dwelling.

Another element of the works consists of re-roofing the existing conservatory to the rear of the property with concrete roof tiles. This will necessitate the lifting of the conservatory roof from 2.3m to 3.4m. However I do not feel this would adversely harm the character and setting of the existing dwelling nor do I feel it would adversely harm the residential amenity of the area, the existing window openings of the conservatory would remain the same.

It is proposed to include two rooflights in the North elevation of the property. These would serve the entrance hallway and stairwell area of the property and would be located well above the internal floor level as such there purpose is as a source of natural light. I do not consider that they would adversely harm the residential amenity of the area.

The most significant aspect of the proposed development is the proposal to lift the roof of the existing dwelling. The existing dwelling is a true bungalow with a ridge height of 5.06m. It is proposed to lift this by 1.22m to an overall ridge height of 6.3m.

It should be noted that when the application was first submitted to the LPA for consideration the proposed roof lift was 1.9m. This would have resulted in an overall ridge height of approximately 7m. It was considered that this was excessive and would have resulted in the dwelling appearing to tower over the neighbouring properties, which have not been subjected to similar alterations. It was considered that this large variation in height would have adversely harmed the character, setting and visual amenities of the streetscene. In addition to which an increase of 1.9m would have been also well in excess of the roof lifts carried out at other properties in the immediate vicinity. In contrast the amended height increase of 1.2m would broadly match the maximum height of roof lifts previously allowed at neighbouring properties.

As a result of the roof lift it is proposed to include 2.no window openings at first floor level. A window opening would be located on the front and rear gables of the property. The proposed window to the front gable elevation does not present any particular amenity concerns as the opposing property is in excess of 40m to the East.

In contrast however the properties to the rear of the site are sited much closer to the development site. No’s 2 and 3 Church Close both adjoin the development site and are located to the west of the development site. No.2 Church Close is sited approximately 18.5m away from the rear wall of the development site, as the crow flies; whilst No.3 is approximately 20.3m away. It should be noted however that the development site does not directly oppose either of these properties. The dwellings are laid out in such a manner that the application site is positioned as to in the main part overlook the separation gap between No’s. 2 & 3; which have not been subjected to roof lifts.

The proposed works would not result in the separation gap between the development site and surrounding properties being reduced. However the introduction of a window opening serving the rooms within the roof space would create a situation whereby the rear gardens of No’s 2 and 3 would be overlooked where previously they weren’t. 

The Council’s adopted SPG on Extensions and Alterations to dwellings states that windows to habitable rooms at first floor level should be a minimum of 21m from a such facing windows in a neighbouring house. Whilst there are no first floor windows in the neighbouring houses, the principle of maintaining or achieving such separation distances would still be appropriate in order to protect the residential amenity of neighbouring properties; perhaps even more so given that the proposed window would be elevated and look down on the other properties. 

In this particular instance, as discussed above, the minimum separation distance of 21m cannot be achieved. Given the general layout of the houses and their relationship to one another I do not anticipate the development to create a situation by which the proposed rear gable bedroom window would directly overlook opposing window openings, providing unobstructed views into neighbouring properties. I do however recognise that the proposed development could have the potential to create a perception of being overlooked, by virtue of the increase in height and the provision of a window opening.

Given the separation distances between the properties and the proposed height increase I do not expect the proposed development to lead to a loss of natural light to the neighbouring properties. Certainly not to an extent that would warrant the refusal of consent on such grounds. 

I do however feel it appropriate to condition that this window be obscure glazed. This will address the issue of overlooking. I do not however feel it necessary to go as far as insisting the window be either fixed shut or restricted opening. The reason for this being that such a window is likely to be required as a potential means of emergency escape. I therefore feel that the proposed condition would achieve a balance between safeguarding the general residential amenity of the area but also allow for suitable emergency measures to be incorporated. 

As I have outlined above, the Parish Council have raised a series of objections to the proposed scheme as it was originally proposed. The scheme as now amended would, in my opinion, address these concerns as it would be more in keeping with the previous roof lift alterations the LPA have granted.

As part of the information submitted with the application, the applicants have provided a bat survey. This survey has found no evidence of the property being used by bats and concludes that the proposed development would pose a low risk in terms of the potential of harm being caused to any bat population. It should however be noted that no bat survey can ever 100% conclusive by virtue of the nature and behaviours of bats. I therefore recommend that an appropriate condition be included on any approval, which, in the event of any bats being found during construction, that they are afforded the appropriate level of protection.

In view of the above I see no material objections to the granting of this consent and 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 consent is granted.


DATE INSPECTED: 25th November 2013














