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	SH
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVAL

	

	Development Description:
	Proposed roof lift with insertion of dormers front and rear. Conversion of garage to increase living space with an increase in height and insertion of Velux windows front and rear. Resubmission of 3/2021/0286.

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

	

	CONSULTATIONS: 
	Parish/Town Council

	No comment received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Highways comment received 29/03/2022 – No Objections

	CONSULTATIONS: 
	Additional Representations.

	4 Objection letters have been received in relation to the application. The points have been summarised below:

· The property would take the appearance of a two-storey property.
· Concerns over loss of privacy and overlooking for neighbouring properties.



	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Presumption in Favour of Sustainable Development
DMG1: General Considerations
DMG2: Strategic Considerations

National Planning Policy Framework


	Relevant Planning History:

3/2021/0286:
Proposed re roof and change from flat roof dormers to pitched roof dormers to front and rear. New pitched roof over flat roof garage and extension to the garage. (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Location:

The application relates to a detached former bungalow property located within the settlement boundary of Whalley. The property benefits from an attached garage and an off-street parking area to the front with a private garden area to the rear. The property is constructed from red brick and 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 an extension over the existing garage in order to create a wardrobe space on the first floor. The extension will be staggered, expanding approximately 1.3m from the Southern elevation on the existing garage, and will protrude around 3.7m from the rear elevation of the property, measuring a total width of 4.4m respectively. It will also feature a pitched roof that will expand off the existing pitched roof height, at around 5.9m in total. 

Consent is also sought for the extension and remodel of the existing dormers to create pitched roof dormers off the roof scape. The dormers will measure around 3.4m in width and will project from the roofscape at around 2.8m on the front elevation of the application property and around 3m to the rear. Materials will include red brick on the elevations, interlocking concrete roof tiles for the dormer pitched roofs and extension and UPVC doors and windows. 


	Principle of Development:

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


	Residential Amenity:

The proposed extension to the dormers will be considered to have a minimal impact to neighbours situated to the front and to the rear of the property as this aspect of the development features alterations to existing dormer windows found on the dwelling. As such, the proposal would not be considered to create new opportunities for overlooking or loss of privacy by implementing the dormers, as it would be fairly similar to the existing situation within the street. 

The proposed extension over the garage roof and extension to the rear will be situated fairly close with the boundary between the neighbouring property of No.7 Moor Field. The extensions to the application property would be considered to have a minimal impact on the neighbour situated to the South of the development s the extension will not feature any windows on the new Southern elevation, and the adjoined garage situated on the neighbouring dwelling allows for a small separation distance to prevent overshadowing on habitable windows. Some shadowing may occur to the window in the neighbour’s garage, however the loss of light to the garage would not warrant refusal of the application. 


	Visual Amenity:

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 proposed alterations to the dormers would be a prominent change to the existing appearance of the property, however the introduction of pitched roofs to the dormers would be considered to have a positive impact on the visual amenity of the property and the surrounding area. The dormers will remain subservient to the main dwelling and the pitched roof dormers would be more in keeping with those found in the wider area. 

The proposed works over the existing garage and extension to the rear would also be visible from the public realm and the adjacent highway. The proposed roof would extend off the ridgeline of the existing property and despite this not being considered entirely subservient to the existing dwelling, this is a common occurrence in relation to over garage extensions in the area, with many extending off the property’s existing ridgeline. As the extension is set back approximately 5m from the front elevation, this would contribute to reducing the visual impact of the development and would not lead to a terracing affect along Moor Field. The materials chosen are considered acceptable as these look to mirror what is found on the existing dwelling. As such, the proposal is not considered to have a detrimental impact with regard to the visual amenity of the application property or the surrounding area. 


	Landscape/Ecology: 

A bat survey was conducted on 20/04/2021, 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. The survey requests however that Greenwoods Ecohabitats two chamber bat box or Kent box shall be installed on trees within the garden to provide roosting potential for the local bat population. 


	Highways:

Lancashire County Council Highways have been consulted and have no objections to make regarding the application. A Condition has been attached to ensure that the proposed driveway has been constructed in accordance with the Proposed Site Plan, drawing number 21PSP/4, and must be constructed, laid out and surfaced in bound porous materials.  


	Observations/Consideration of Matters Raised/Conclusion:

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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