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	N/A
	

	Officer:
	EP
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Proposed dormer to front. 

	Site Address/Location:
	87 West View, Clitheroe BB7 1DB. 

		

	CONSULTATIONS: 
	Parish/Town Council

	Clitheroe Town Council raise no objection to the proposal. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	N/A

	

	CONSULTATIONS: 
	Additional Representations.

	No comments received. 

	

	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:

No planning history. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a mid-terraced property fronting West View in Clitheroe. The surrounding area is predominantly residential in area being typified of similar terraced properties. The application dwelling itself is not on nay designated land. 


	Proposed Development for which consent is sought:

Consent is sought for the construction of a dormer extension on the principal roof slope of the application dwelling. The proposed dormer will measure 4.15 metres in width and will be located in close proximity to the ridge. 


	Impact Upon Residential Amenity:

The proposal would introduce accommodation at second floor level and as such, the proposal would result in the perception of overlooking from second floor level that did not exist previously. The application dwelling faces the rear elevations and rear residential curtilage areas of the properties on Victoria Street. Due to the existing arrangement at the site, there is already a level of perceived overlooking from the first-floor windows along West View. 

Whilst there may be an increased perception of overlooking to those properties facing the development, it will not substantially exacerbate the existing level of perceived overlooking already afforded. It is therefore considered that the proposal would not result in undue loss of privacy to the occupants of neighboring properties and as such, a refusal of planning permission on this basis would be unjustified.  


	Visual Amenity/External Appearance:

Policy DMG1 of the Ribble Valley Core Strategy states that development must 

1. Be of a high standard of building design which considers the 8 building in context principles (from the cabe/English heritage building on context toolkit. 
2. Be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials. 
3. Consider the density, layout and relationship between buildings, which is of major importance. Particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities.

The existing street scene benefits from a sense of uniformity by virtue of the largely unbroken and unalerted roofscape. It is recognised that there are a small number of front dormer extensions in the vicinity, however it is not thought that these dormer extensions benefit from planning permission. The proposed front dormer extensions are not considered to be a positive contribution to the street scene, approval of this application would set a precedent for similar development in the area, which would ultimately be of harm to the visual amenities of the area. The introduction of a dormer extension on the principal roof slope of the dwelling would read as incongruous whilst contributing to imbalance within the street scene. The proposed dormer extension is relatively small in scale; however, it is sited in very close proximity to the ridge of the existing roof, exacerbating the visual prominence of the proposed development. In addition, the application dwelling hosts a visually prominent position being highly visible at the junction of Victoria Street. 

In respect of materials, the proposed dormer is to comprise of grey uPVC weatherboard to the elevations with uPVC windows to match. Whilst the proposed windows will match the existing, the uPVC weatherboard is not a material found commonly found in the locality nor will it seamlessly integrate into the existing slate roof. It is therefore considered that the choice of materials would be of further detriment to the visual amenities of the area in as much that it would fail to cohesively integrate into the application dwelling and the wider street scene. 

As such it is considered that the proposed dormer extension would have an acceptable visual impact on the character of the area by virtue of its design, prominent siting and subsequent loss of uniformity within the existing street scene. 


	Highways and Parking:

No highways implications identified. 


	Landscape/Ecology:

A preliminary bat roost assessment was carried out at the application dwelling on 07.08.2024. The survey concluded that there was no evidence of bats at the site and the building itself offers negligible roosting potential. However, it is considered that there is an opportunity to boost roosting potential via the installation of artificial bat boxes. 


	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 refusal.


	RECOMMENDATION:
	

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

	01:
	The proposed development, by virtue of its design and prominent siting on the principal roof slope of the dwelling, would result in a loss of uniformity within the existing roofscape of detriment to character and visual amenities of the area and contrary to Policies DMG1 and DMH5 of the Ribble Valley Core Strategy.
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