Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2013/0954

	Development Proposed:
	Construction of dormer window to the rear elevation and the alteration of the attic space to form a new bedroom at 25 Longworth Road, Billington.

	CONSULTATIONS: Parish/Town Council

	Parish 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:

	Ribble Valley Districtwide Local Plan:

G1 – Development Control.

H10 – Residential Extensions.

SPG Extensions and 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 for the erection of a dormer to the rear roof slope of 25 Longworth Road. The submitted details also indicate that alterations to an existing first floor window and the formation of a new first floor window are also proposed within the rear elevation of the existing dwelling. The development site is a mid terraced property and forms part of group of back to back terraced properties.

The proposed dormer is to measure 1.9m (H) x 4.1m (D) x 3.4m (L). The dormer is to be a flat roof dormer and contain one window opening. The dormer is to be clad with horizontal weather board cladding. 

The alterations which are detailed within the submitted application relating to the alterations to the existing first floor window consist of moving an existing window opening across the rear elevation and then forming a new window opening to the opposite side. The new window opening would be smaller than the existing one and be obscure glazed, as it is to serve a bathroom. It was noted upon visiting the site that similar alterations had been carried out at other properties in the immediate vicinity. 

The key considerations in the determining of this application are; the impact the proposed development will have upon the character, setting and visual amenities of the existing dwelling and the what impact, if any, the proposals will have upon the residential amenity of the area.

The proposed development would result in the first dormer being installed on the terrace. However this does not mean that such proposals should be deemed unacceptable. The proposed dormer would be set within the existing roof slope being set in from the sides, set down from the ridge and set up from the eaves. As such I consider it to be subservient addition to the dwelling. The proposed materials whilst not matching those of the existing dwelling would be in keeping with a development of this nature.

Having regard to the residential amenity of the area. The development site forms part of a back to back terrace; backing on to the rear elevations of the dwellings of Sunnyside Avenue situated to the south; a rear lane exists between the two dwellings however the general separation distance is 10-15m. 

The back to back separation distances are below the level that would be generally expected of 21m. However as is stated in the Council’s adopted SPG; ‘There may be exceptions to this rule depending on site circumstances such as topography and roof level. In addition existing built form in the areas may lead to a situation where a reduction in spacing is in keeping with the character of the overall site.’

Given the layout of the terraces and their proximity to an area of land that historically was home to a Mill; it is highly likely that these dwellings would have been used historically to house Mill workers. As such they can be characterised as been tightly laid out in close proximity to one another a often common feature of terraced dwellings. I would therefore feel that this situation is of the type that the SPG envisages and closer separation distances would be allowable.

I would also argue that the proposed works, whilst in close proximity to the opposing dwellings, they would not result in the development being any more harmful to the residential amenity of the area than the current arrangement of the existing dwelling and rear first floor openings. The proposed development would not result in the dwelling extending any closer to the neighbouring properties than is already the case.

The proposed dormer is to be clad with horizontal weatherboarding. However given the existing roof is slated it would perhaps be preferable to have the dormer cheeks clad with hung slates. I therefore propose to include a condition that requires details of the exterior materials to be submitted to the LPA for written approval prior to their use in the development.

As part of the details submitted a bat survey has been conducted at the site. This has found that the proposed development poses a low risk of causing harm to bats. Notwithstanding this given the limitations of a bat survey I intend to include a condition that, should bats be found during the construction phase, they are afforded the appropriate protection.

It should perhaps also be noted that the proposed development, or certainly something that is extremely similar in terms of design and size could be constructed without requiring the benefit of planning permission under the permitted development regime. The dormer proposed represents an addition of 13.2 cubic metres to the existing roof space.

Having considered the submitted details I see no material objections to the granting of this consent subject to the imposition of appropriate planning conditions.     

	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: 18th December 2013














