Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2014/0123

	Development Proposed:
	Single storey extension to rear. Addition of second dormer to front and alteration of existing dormer to add pitched roof. Replacement of existing flat roof to the side of the property with pitched roof. Alterations to access and creation of two parking spaces in front of the existing garage at 4 Broadtree Close, Mellor.

	CONSULTATIONS: Parish/Town Council

	Mellor Parish Council: No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (Highways): The proposals increases the living space but does not increase the number of bedrooms at the property (remaining at 4) consequently there is no additional parking required above that already provided and therefore I would raise no objection to the proposal on highway grounds.



	CONSULTATIONS: Additional Representations.

	No representations have been received from any interested parties.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan:

G1 – Development Control.

ENV4 – Green Belt.

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.

National Planning Policy Framework: Section 9 Protecting Green Belt Land.

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

	Planning permission is sought for various extensions and alterations to 4 Broadtree Close, a detached dwelling that fronts Broadtree Close and overlooks Mellor Brow. The property is a two storey detached dwelling house. The dwelling is also situated on land designated as Green Belt.

The extensions and alterations for which permission is sought consists of; the erection of a single storey rear extension, the addition of a second dormer roof extension to the front and the formation of a pitched roof over the existing front dormer, the replacement of an existing flat roof with a pitched roof and alterations to the access and parking provision.

Single storey rear extension:

The proposed extension to the rear is to measure 4.7m x 9.6m being built to an eaves height of 2.6m and an overall ridge height of 4.7m. The extension is to be constructed from rendered elevations over a brickwork plinth, the roof is to be tiled with concrete tiles and dual pitched. The extension will also have an eaves overhang on the rear elevation of approximately 1500mm which would provide a slight canopied area over the proposed decking. 

Proposed new dormer to front:

The proposed new dormer is to be situated to the right hand side of the front elevation. The dormer is to measure 3.7m (w) x 4.5m (d) x 2.6m (h). The dormer is to be dual pitched with roof tiled with concrete tiles to match the existing with the sides of the dormer to be clad with timber. 

Formation of pitched roof over existing dormer:

The existing flat roofed dormer is to be altered to become a pitched roof dormer. This would result in the dormer matching the design of the proposed new dormer. The alterations would principally result in the overall height of the dormer increasing from 1.7m to 2.7m.

Replacement of flat roof to form pitched roof:

At present there is a two-storey flat roof structure situated to the west gable end elevation of the property. The proposed works detail this existing flat roof altered to form a pitched roof. The works will not result in the existing structure being enlarged. The existing structure measure 6.4m in height and this will be increased to 7.8m. The pitched roof will run as a continuation of the existing main roof structure.

Other alterations:

Other alterations included in the scheme of works include alterations to the access and parking provision at the dwelling. It is also proposed that an area of decking will be installed to the rear of the property.

The key considerations in this particular case are; the impact of the proposed development upon the character, setting and visual amenities of the existing dwelling and the wider built environment. The impacts, if any, the development will have upon the residential amenity of the area; and the impact the development will have upon the Green Belt.

The existing dwelling is perhaps in some areas beginning to show it age with elements in need a modernisation or renewal. It is hoped that the scheme proposed within this application would achieve this.

In terms of visual impact both sides of the dwelling would be publicly visible, this is by virtue of the presence of a Public Right of Way across land to the rear of the dwelling. However having considered the submitted details I do not consider that the proposed development would be visually obtrusive. The extension to the rear is single storey and would therefore appear visually subservient to the existing dwelling. The alterations to the front such as the formation of a new dormer and the provision of a pitched roof over the existing would also be beneficial. The pitched roof dormers would be more visually acceptable than a flat roof dormer. In addition to this they will also appear visually subservient to the existing dwelling as they are well proportioned to the existing front roofslope. 

The addition of a small-pitched roof to replace the existing flat roof to the west gable would also visually improve the dwelling.

I am therefore satisfied that on the whole the proposed extensions and alterations would be in keeping with the general character and visual amenity of the existing dwelling and the wider area and streetscene. I do not consider that they would have a detrimental visual impact. I am also satisfied that the additions would be subservient to the existing dwelling.

Having regard to the residential amenity of the area. Any development proposals which would result in either situations of direct overlooking, significant levels of natural light being lost to habitable rooms or significant overshadowing would be considered to be detrimental to the residential amenity of the area. This would be considered to be unacceptable. 

As discussed above the existing dwelling is a detached property as are the neighbouring properties. The surrounding dwellings are not sited parallel to one another. They are sited at a slight angle to the adjacent highway and are offset from one another. This to an extent will reduce the impact of development upon neighbouring properties.

The separation distances between the existing dwellings will be maintained and this should prevent the extensions and alterations having an overbearing impact or causing significant overshadowing or loss of natural light. 

The only element of the proposals that would potentially create a situation of direct overlooking between windows would be the glazed panel proposed in the east elevation of the rear extension, this would face a ground floor window of the neighbouring property of No.5 Broadtree Close. However having visited the site and considered the submitted details I do not consider that this would be detrimental to residential amenity, certainly not to an extent that would warrant the refusal of planning permission on such grounds. The opposing window in the side elevation of No.5 is situated on slightly higher land than the proposed extension. In addition to this the side window of the extension is not a primary window as the rear elevation is to be heavily glazed. In addition to which they are unlikely to be directly adjacent to one another. 

The proposed dormer to the front would not adversely harm the residential amenity of the area, as it would not directly overlook any properties. In addition to this the increase in the height of the roof to the west gable end will not fundamentally change the relationship between the development site and the adjacent dwelling.

I am therefore satisfied that the proposed development will not adversely harm the residential amenity of the area. 

As discussed earlier in this report the development site is situated on land designated as Green Belt. Green Belt policy is well established and in some circumstances can preclude development. The main aim of Green Belt land is to act as a buffer between cities or major urban areas and prevent urban sprawl into the countryside. 

Section 9 of the NPPF details the type of development that is considered to be appropriate within the Green Belt. One of the acceptable forms of development is ‘the extension or alteration of a building provided that it does not result in disproportionate additions over and above the size of the original building.’

Any development within the Green Belt must preserve its openness. Having considered the submitted details I am satisfied that within the context of Green Belt policy the proposed development would not be considered to be a disproportionate addition. Nor would it adversely harm the openness of the Green Belt. The additions would be seen within the context of the existing dwelling and would not result in further encroachment of built form into previously undeveloped land.

Having considered the submitted details I am satisfied that the proposed extensions and alterations to the existing dwelling would be in keeping with the general character, setting and visual amenity of the existing dwelling. I am also satisfied that the development would not adversely harm the wider built environment. The proposals will not adversely harm the residential amenity of the area nor would harm the character or openness of the Green Belt. I therefore see no material objections to the granting of this planning 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 is granted. 


DATE INSPECTED: 4th March 2014.














