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	DELEGATED ITEM FILE REPORT: 
	Decision
	REFUSAL

	

	Development Description:
	Proposed demolition of existing single storey rear conservatory and erection of single storey and two storey rear extensions. Erection of rear dormer window to serve attic conversion and associated external works. 

	Site Address/Location:
	17 Spa Garth, Clitheroe, BB7 1JD

	

	CONSULTATIONS: 
	Parish/Town Council

	No comment received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Revised Highways consultation received 20/04/2022 – No Objections.

	CONSULTATIONS: 
	Additional Representations.

	1 comment has been received. The points have been summarised below:

· Loss of residential amenity as a result of the rear dormer window to the attic conversion.



	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

No Relevant Planning History.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Location:

The application site relates to a two-storey detached property situated within the cul-de-sac of Spa Garth, within the settlement boundary of Clitheroe. The property consists of red brick to the exterior, with concrete roof tiles and white UPVC windows and doors. The surrounding area is predominantly residential, and the site itself is not situated on any designated land. 


	Proposed Development for which consent is sought:

Consent is sought for the demolition of a single storey rear conservatory, and the construction of a single storey rear extension and a two-storey extension to the rear in order to provide additional living space. The single storey element of the proposal will feature a flat roof design, extending approximately 4m from the existing rear elevation, will stand at a maximum height of around 3m respectively. The two-storey extension will have a gable end plan, protruding 2.3m off the North-West elevation, with a width of 3.1m, maximum height of 6.4m and an eaves height of 5.2m from ground level. Materials will comprise brick to the first-floor extension, painted render to the single storey extension, and dark grey metal finishings. 

Consent is also sought for the construction of a dormer into the roofscape at the rear in order to accommodate a Home Office/Study space. The dormer will feature a flat roof, projecting approximately 2m outwards on the North-West elevation, measuring around 4.5m in length and a depth of roughly 1.7m respectively. Materials will include dark grey membrane roof, with dark grey panels and powder coated aluminium framed glazing. 


	Residential Amenity:

The proposed single storey and first-floor extension will be positioned to the rear of the property, and as such the neighbouring properties of No.15 and No.19 Spa Garth, along with No.24 Mearley Syke would be at the greatest exposure to potential impacts of the scheme upon residential amenity. The ground floor element of the extension involves the replacement an existing rear conservatory with a single storey extension to span the entire width of the host property, protruding approximately 4 metres from the rear elevation. In its current form, the existing structure currently adjoins the application property on its rear (north-west) and side (south-west) elevation and consequently the introduction of a replacement extension would have little impact upon the neighbouring dwelling to the south-west known as 19 Spa Garth in respect of overshadowing as an existing structure of similar proportions already exists. Despite the width of proposed ground floor extension spanning that of the entire rear elevation, overshadowing impacts upon the neighbouring property known as 15 Spa Garth are also avoided through a combination of existing boundary fencing, adequate separation distance and extension dimensions meaning the 45-degree line between dwellings is respected. 

The second element of the proposal involves alterations to the roofscape to incorporate a first-floor extension to protrude approximately 2.3 metres from the rear, integrating into the ground floor element of the scheme on the north-eastern side of the rear elevation. The reduced depth of extension at this level allows the development to obey the 45 degree line between neighbouring properties and satisfy the test of overshadowing, however, also introduces a single window in an advanced position relative to the existing fenestration on the first floor. The introduction of a window at this height, 2.3 metres forward of the rear elevation, increases the likelihood of overlooking to occur from an elevated position upon the neighbouring 24 Mearley Skye which is sited on significantly lower land level. Elevated overlooking opportunities are worsened further by the proposed erection of two dormer windows on the second floor as part of an attic conversion, collectively resulting in a development which proposes an unacceptable level of privacy loss and introduces several opportunities for elevated overlooking onto neighbouring dwellings and their curtilage. Consequently, the development fails to sufficiently consider or mitigate the effects of development on existing residential amenities as required by policy DMG1 of the Ribble Valley Core Strategy. 


	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.  

A sloping topography and varying land levels in the immediate surrounding area results in the rear elevation of the application property being prominent and easily visible from the public realm when viewed from Mearley Syke. Observation of the existing street scene identifies few alterations to other neighbouring properties in respect of their dimensions and this, in combination with a varied topography, requires development to be particularly sensitive to its surroundings in order to prevent adverse visual amenity impact.

Notwithstanding an acceptable material palette, the introduction of an attic conversion with dormer windows and first floor extension to the dwelling would result in an incongruous and anomalous addition to the roofscape relative to that which currently exists, failing to consider the relationship between the application property and its immediate surroundings. 

Furthermore, the prominence of the property’s rear elevation within the street scene affords the dwelling a high level of visibility upon approach.  As such, when taking account of the cumulative level of development proposed it is considered that the proposal would result in the introduction of development that would be conspicuous and largely inharmonious in its nature, unsuited to the inherent character of both host dwelling and wider area. This would significantly detriment the visual amenities of the area, in conflict with policy DMG1 of the Ribble Valley Core Strategy.


	Landscape/Ecology:

A bat survey was completed on 21/02/2022, 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 there is no requirement for mitigation to be provided to offset or mitigate any impacts of the development upon protected species.


	Highways:

Lancashire County Council Highways have been consulted regarding the application and have no objection following confirmation from the agent that the number of bedrooms for the property will remain the same as that which currently exists. 


	Observations/Consideration of Matters Raised/Conclusion:

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for refusal.

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

	01
	
The proposed development, by virtue of its scale, design and elevated siting, would result in the introduction of an incongruous, anomalous, and discordant form of development that fails to respond positively to the inherent character of the immediate roofscape and street scene, being of significant detriment to the character and visual amenities of the area. As such the proposal is considered to be in direct conflict with Policy DMG1 of the Ribble Valley Core Strategy. 
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The proposed development, through the introduction of dormer windows at an elevated position, would establish new opportunities for significant overlooking from an elevated position upon both neighbouring and adjoined dwellings and their curtilage, in particular the neighbouring property known as 24 Mearley Syke. The development would be detrimental to the privacy of the aforementioned dwelling and the wider residential amenities of the area, in direct conflict with Policy DMG1 of the Ribble Valley Borough Council Core Strategy. 
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