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	Date Inspected:
	24/01/2024
	Site Notice:
	N/A
	

	Officer:
	EP
	

	DELEGATED ITEM FILE REPORT: 
	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 (pursuant to variation of condition 2 (approved plans) from 3/2022/0130 to add a third dormer to the front of the garage, alter approved dormers, add rooflight to rear roof slope and removal of chimney).

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

		

	CONSULTATIONS: 
	Parish/Town Council

	Whalley Parish Council object to the proposal on the following grounds.
· Loss of privacy and overlooking for neighbouring properties. 
· Negative impact on surrounding properties. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection. 

	

	CONSULTATIONS: 
	Additional Representations.

	Three letters of representation have been raised in respect of the proposal raising the following objections and concerns.
· Loss of privacy to rear gardens and rear windows as a result of the rear dormers and rooflights.
· Late arrival of consultation letters. 
· Works for the additional rooflight and dormer have already commenced. 
· The property will be overdeveloped. 

The material planning considerations have been addressed in the following Report. All neighbour consultation letters to adjoining neighbours were sent on 12/12/2023. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMH5:	Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2022/0130:
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. (approved with conditions). 

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 with conditions)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

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:

The application seeks to vary condition 2 of planning consent 3/2022/0363 which relates to the details approved pursuant to the consent.  In this respect the submitted details propose the following variations from that which was previously approved:

· Additional dormer extension to the front roof slope above the garage
· Removal of the chimney
· Additional rooflight to the rear roof slope. 
· Reduction in size of approved dormers to accommodate new front dormer and rear rooflight. 


	Impact Upon Residential Amenity:

The proposed rear dormer extensions are consistent in terms of position, this application simply seeks to reduce the size of them slightly. It is therefore not considered that this alteration would have any increased impact on residential amenity than the existing approved rear dormers. 

This application seeks to install a further rooflight on the rear roof slope between the two rear dormer extensions. A rooflight of this nature can be installed under permitted development and therefore there is no justification to refuse this alteration as it can be done without consent. 

There is one neighbouring property directly opposite the proposed new front dormer extension, No18 Moor Field. There is a sufficient distance of in excess of 21 metres between the principal elevations of No.18 and the application dwelling, however there are no habitable windows on the principal elevation of No.18 to raise concerns in respect of privacy. There are French doors on a side extension at No.18, but existing boundary treatment paired with a sufficient privacy distance will mitigate any concerns over residential amenity. Furthermore, the proposed new dormer extension will serve a non-habitable room.  


	Visual Amenity/External Appearance:

The proposed alterations to the rear of the dwelling are largely out of sight from within the public realm and consequently raise no concerns in respect of visual amenity. 

The proposed additional front roof dormer is however highly visible. The existing dwelling prior to alteration comprised a large singular dormer extension, with glazing, across a large section of the roof slope. Both approved applications (3/2021/0286 and 3/2022/0130) sought the removal of the existing dormer to be replaced with two individual dormer extensions. It is not considered that the new proposed dormers alter the visual appearance of the original dwelling so significantly that it would warrant refusal. However, the focus of this application is the new individual dormer extension above the garage. The proposed new dormer will add an element of visual symmetry which will result in the overall design becoming more cohesive. Furthermore, there are a number of dwellings in the immediate vicinity that benefit from 3 individual dormer extensions on the principal roof slope, consequently the proposed development will not read as incongruous and will integrate sufficiently into the streetscape. 


	Other Matters:

It is recognised that a number of objections have been raised in relation to this application primarily in respect of loss of privacy and overlooking resultant of the dormer extensions. This application simply seeks to alter the previous consent (3/2022/0130) and is not a new planning application. The rear dormer extensions have already been approved.  

For clarity, rear dormers and rooflights can be constructed under permitted development, meaning they can be installed without the need for planning consent. In line with the requirements of permitted development, only windows inserted on a roof slope forming the side elevation of the dwellinghouse must be obscurely glazed.


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	

	That condition 2 of planning permission 3/2022/0130 be varied.
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