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	Officer:
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	Development Description:
	Proposed refurbishment of the existing dwelling including new dormer constructions and external alterations.

	Site Address/Location:
	11 Hereford Drive Clitheroe BB7 1JP

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections have been received in respect of the proposed development.

	

	CONSULTATIONS: 
	Additional Representations.

	No additional representations have been received in respect of this proposal.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMH5 – Residential & Curtilage Extensions
National Planning Policy Framework (NPPF)

	Relevant Planning History:

No relevant planning history.

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is located in a residential area within the south east of Clitheroe. The property is a detached dormer bungalow of 1960’s construction, surrounded by similarly built properties of varying sizes.

	Proposed Development for which consent is sought:

The proposal seeks consent for a number of alterations listed below:

· The erection of two dormer windows on the front elevation. The proposed extension towards the north on the front elevation will measure approximately 6.5m by 2.5m and project 2m from the plane of the roof. The proposed extension towards the south on the front elevation will measure approximately 4.5m by 2.5m and project 2m from the plane of the roof.
· The introduction of a terrace on the first floor front elevation, between the two proposed dormer windows measuring approximately 3m by 2.5m.

· The erection of a dormer 8m by 2.5m and project 2m from the plane of the roof.
· Insertion, alteration and enlargement of many of the openings on the existing dwelling, including the insertion of Velux windows on the rear elevation.  

	Impact Upon Residential Amenity:

The neighbouring property to the south lies approximately 4m from the application property however it is not considered that the proposed works will result in any further impact than what currently exists. 
The application property’s neighbour to the north lies approximately 6.5m away. The proposed development includes the realignment of the existing first floor window on this gable approximately 0.5m towards the front elevation, while this will move the bedroom window to be more in line with that of the neighbouring bedroom window, the impact of this is considered to be existing and not significantly increased by the proposal. 
The proposed balcony/ terrace aspect of the development is located on the front elevation, due to the neighbouring property 4 Hereford Drive sitting approximately 22m from this front elevation, the proposed terrace is unlikely to have any significant impact on the residential amenity  of this neighbouring property.

	Visual Amenity/External Appearance:

Ribble Valley Core Strategy Policy DMG1 states that “development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature”. Furthermore, emphasis is placed on visual appearance and the relationship to surroundings. The application property is located in an area consisting of similarly designed 60’s dwellings of varying sizes. The proposed alterations will considerably alter the design and appearance of the host property becoming disproportionate and incongruous when compared to the surrounding dwellings of the estate. 
Due to the dwellings position at the top of the bend in the highway and the proposed changes the property is afforded a high level of visual prominence upon approach and within the streetscene. It is considered that the proposed works would result in an unsympathetic and discordant addition to the original dwelling that is visually dominant and harmful to the character and appearance of the host dwelling and surrounding area.

In terms of the design of the alterations, there is no evidence to suggest that the design has been developed to take account of, or has been informed by, site or street characteristics or has had regard to the defining characteristics of the area. The LPA does accept that throughout the wider area there is a variety of house types/designs, which reflect the different times/periods that dwellings have been constructed in Clitheroe and more specifically on Hereford Drive, however as mentioned above the proposed alterations have not taken into account any of the designs seen within the area nor even that of the host dwelling, with the only common feature between the proposed development and the application property being the K-Render finish on some walls.

The proposed alterations include the addition of large windows on both the front and rear elevations; while those on the rear could be considered acceptable the proposed front elevation is out of character and not in keeping with the surrounding area. The proposed balcony/terrace on the front elevation is not considered to be in-keeping with the visual amenity or character of the host dwelling or surrounding area. In addition to the windows and terrace the proposed larch cladding is not in keeping with the materials used neither on the existing property nor in the surrounding area. As such the proposed alterations are considered to result in a significant negative impact on both the visual amenity and character of the host dwelling and the surrounding area.

	Ecology:

 A bat scoping survey was submitted with the application which concluded that there is limited roosting potential and there is no evidence to suggest bats have used the site.

	Observations/Consideration of Matters Raised/Conclusion:

In conclusion I believe that the proposed alterations will be significantly detrimental to the visual amenity and character of the area as well as negatively impact the residential amenity of the neighbouring property and such the proposal does not comply with Policy DMG1 of the Ribble Valley Core Strategy.

	RECOMMENDATION:
	That planning consent be refused for the following reason(s)

	01
	The proposed alterations including dormers on the front and rear elevations of the property, by virtue of their size, scale and design, would result in highly prominent additions which would appear incongruous within the immediate area. It is considered that the alterations result in an unsympathetic and discordant additions that are harmful to the character of the host dwelling and surrounding area, contrary to Policy DMG1 of the Ribble Valley Core Strategy an paragraph 130 of the revised NPPF.


