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	Development Description:
	Proposed raised roof to dormer bungalow. Additional dormers to front and rear and alterations to parking arrangements.

	Site Address/Location:
	3 Moor Field, Whalley, BB7 9SA

	

	CONSULTATIONS: 
	Parish/Town Council

	No comment received within Consultation period. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Original response received 17/12/2021 – required more information regarding possible conflict with existing streetlight.
Revised response received 18/01/2022 – No Objections subject to conditions. 

	CONSULTATIONS: 
	Additional Representations.

	13 Objections have been received in respect of this application. These objections are summarised as:

· Impact of the proposal on Residential Amenity

· Impact of the proposal on Visual Amenity 

The objections raised also include references to non-planning issues which include:

· Loss of bungalow housing stock



	In respect of this application.

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 - Development Strategy 
Key Statement DS2 - Presumption in Favour of Sustainable Development
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2021/0898: 
Proposed raised roof to dormer bungalow to create full two storey dwelling and alteration to parking arrangements. Resubmission of 3/2021/0237. (Refused)

3/2021/0237:
Proposed raised roof to dormer bungalow to create full two storey dwelling and alteration to parking arrangements. (Refused – Appeal dismissed)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Location:

The application site relates to a detached dormer bungalow located to the North-West of Whalley. The property is constructed from a mixture of red brick with white render, concrete roof tiles and white UPVC doors and windows. The surrounding area is residential and comprises a mixture of two-storey and bungalow properties within the vicinity. The site itself is not situated in any designated sites. 


	Proposed Development for which consent is sought:

Consent is sought for the construction of a raised roof to accommodate an additional floor. The design will feature a roof extension of over the existing garage, three pitched dormers on the East and West elevations, measuring approximately 2.8m in depth on the Front elevation, and 3m in depth on the rear. Both sets of dormers will measure around 2.3m at the highest point, and approximately 3.3m in width. The existing roof pitch height will be raised, from its current measurement of 5.9m to approximately 6.2m. The dormers will be sited around 1.3m from the eaves on the Eastern elevation, and around 0.9m from the Western elevation. Proposed materials include Larch cladding to the dormers, with grey concrete roof tiles and grey UPVC windows. 

Consent is also sought for the extension to the tarmac driveway to accommodate a second parking space. 


	Principle of Development:

The proposal contains domestic alterations to a dwelling and is acceptable in principle subject to an assessment of the material planning considerations.


	Residential Amenity:

The application property in question is a detached dwelling, with the works proposed being situated on the North, Eastern and Western elevations. Therefore, the neighbours with the potential to be affected by the development are No.1 and No.5 Moor Field, along with 82 and 84 Mitton Road, situated in a Westerly direction.  

The proposal includes the addition of three first floor windows to the Front and Rear elevations of the property. The first-floor windows forming the front elevation would be facing towards the properties on the Eastern side of Moor Field and would be in an identical manner to the existing windows on the front dormer of No.3. As such, the addition of dormer windows would not provide any new opportunities for overlooking. 

In terms of the rear elevation, the proposed windows on the new roofscape would look towards the rear gardens of No.82 and 84 Mitton Road, however due to the separation distance of approximately 30m it is not considered that the proposed development would result in loss of privacy on these properties. Looking at the floor plans, two of the rooms proposed for the rear elevation are considered habitable, which could result in a modest element of overlooking. However, the separation distance and angles of the windows siting will contribute to reducing any detrimental impact regarding loss of privacy.  

With reference to overshadowing, the increase in roof volume due to dormers and extending over the existing garage, along with the additional roof height raise of 0.3m may result in additional shadowing on neighbouring properties. However, desktop analysis shows that the additional overshadowing as a result of the proposal would only have affect on No.5 Moor Field. The orientation and design of this neighbouring property means the only windows that are likely to be affected by the proposal are 3 rooflights which provide natural daylight to the property’s hall. As this is not considered a habitable room, the loss of daylight for this property would be deemed acceptable. Due to the orientation of the properties and the sun path, No.1 Moor Field will not experience any loss of daylight or overshadowing a result of the planned development. 


	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.  

No.3 Moor Field is situated within a row of uniform detached bungalow properties on the Western side of the road. When examining the existing street scene, almost all the bungalows comprise of a pitched roof design with their gable ends facing towards the North and South, with a natural curvature which follows the road line. The roof pitch heights of the properties ascend in line with the topography of the street from No.1 to No.19 Moorfield. 

The application property has an existing roof height of 5.9m which is being raised in the proposal to 6.2m in order to allow for more bedroom space on the existing second floor. As such, it is considered that the proposal would have not have a significant visual impact by virtue of its increased roof pitch height as this remains coherent with the surrounding neighbours and does not disrupt the ascending roof scape which currently runs along Moor Field. 

The proposed extension on the Northern elevation would protrude approximately 5.2m to accommodate a new garage space along with a utility and a bedroom on the first floor. The introduction of three pitched dormers on both the front elevation and the rear elevation of the application property, as apposed to the existing small flat roof dormer, will cause some visual effect on the property as the front elevation commands a high level of visual prominence within the existing pattern of housing by virtue of the property being clearly visible within the public realm. 

Resubmitted plans were received on 18/01/2022, showing the dormers being set down from the ridgeline, along with the reduction for each dormer by 600mm, and a reduction in outward projection, totalling 2.7m on the front elevation, and 3m on the rear. The amended plans are considered to be much more appropriate to the surrounding setting, making the dormers subservient to the roofscape. The dormers would be reduced to 300mm below the ridgeline and would be sited approximately 1.8m from the eaves on the front elevation. The reduction in width, allowing for smaller windows, has led to the development being not dissimilar to those found on No.1. The dormers situated to the rear are proposed to be slightly larger, measuring approximately 3m in depth, while still being 300mm from the ridgeline, and 1.3m from the eaves. As these are sited to the rear, and due to the separation distances to properties on the rear, these will have a reduced visual impact.

The development respects the spatial layout, and density of surrounding properties, while also maintaining the dormer bungalow design. The materials chosen are also considered acceptable as the concrete roof tiles, cement render, brickwork and larch cladding are common materials also found within the surrounding street scene and will therefore be considered acceptable on visual grounds.  


	Landscape/Ecology:

A bat survey was completed on 22/02/2021, concluding that the lack of evidence found indicates that the building is considered to have a negligible habitat value for supporting roosting bats and lack of roosting features present. As such, it is considered unlikely that bats will be disturbed as a result of this proposal. 


	Highways:

Lancashire County Council Highways have been consulted on the proposal and initially showed concerns that the widening of the driveway to accommodate for a second off-road parking space would conflict with an existing streetlight, situated to the North of the application site. As the driveway has already been widened prior to the decision, a photograph was sent via email to Highways on 17/01/2022 and has shown that the proposed alterations to the driveway will not conflict with the streetlight. As such, the proposal complies with the relevant guidelines in relation to the development not having a significant impact on highway safety, capacity or amenity in the immediate vicinity of the site. 

A few recommended planning conditions were also submitted with the revised response. Recommended condition 1 and 2 have been noted, however as the work has already commenced, it would be considered inappropriate for the inoccupation of the property until work is completed to be implemented as part of a condition. 


	Observations/Consideration of Matters Raised/Conclusion:

Objections have been received from neighbouring dwellings commenting on the impact of the proposal on both visual and residential amenity. Concerns have been raised regarding the large windows proposed will appear incoherent with surrounding dwellings, and the increase in opportunity for overlooking and loss of privacy on No.1 and No.5. However, since revised plans have been submitted since the consultation period which has significantly reduced the window size, the plans are now considered acceptable in terms of residential amenity. Comments were received after the publication of the first set of amended plans, as the dormers were set forward by a further 500mm on the front elevation and 700mm on the rear. These were considered obtrusive and not in keeping with surrounding development. Amended plans received on 18/01/2022 have reduced the dormer width and reduced the protrusion from the roof line to an acceptable level. Concerns of loss of bungalow housing stock have been noted however given that this issue does not relate to a material planning consideration, it has not been accessed as part of the proposal. 

Furthermore, the proposal complies with the relevant LCC Highways guidelines and as such it is not considered that the proposed works would compromise highway safety in any way.

It is concluded that the proposed development will not result in any significant impact on the residential or visual amenity of the area. With all the above taken into consideration it is recommended accordingly.


	RECOMMENDATION:
	That planning consent be granted. 
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