
 

A02 FH/TH/20/0740 

 

PROPOSAL: 

 

LOCATION: 

Erection of dormer window to rear to facilitate new bathroom in 

loft 

 

17 Harbour Street RAMSGATE Kent CT11 8HA  

 

WARD: Central Harbour 

 

AGENT: Mr Mohamed Abdulla 

 

APPLICANT: Mr Raza Rahman 

 

RECOMMENDATION: Approve 

 

Subject to the following conditions: 

 

 

 1 The development hereby permitted shall be begun before the expiration of three 

years from the date of this permission. 

 

GROUND: 

In accordance with Section 91 of the Town and Country Planning Act 1990 (as amended by 

Section 51 of the Planning and Purchase Act 2004). 

 

 2 The proposed development shall be carried out in accordance with the submitted 

application as amended by the approved drawings numbered A1/102. 

 

GROUND; 

To secure the proper development of the area. 

 

 3 The external materials and external finishes to be used in the dormer window hereby 

approved shall be of the same colour, finish and texture as those on the existing property. 

 

GROUND; 

In the interests of visual amenity in accordance with Policies QD02 and HE03 of the Thanet 

Local Plan 

 

 

SITE, LOCATION AND DESCRIPTION 

 

17 Harbour Street, Ramsgate is a 3 and a half storey (fronting Harbour Street) and 

appearance of 4 and a half storey at the rear, mid terrace property set under a pitched roof 

set behind a parapet. The existing property has an existing flat roof dormer window within 

the rear roof. At ground floor there is a commercial use; Ramsgate Tandoori 

 



The application property is sited in a row of buildings that have commercial uses at ground 

floor and residential above. The heights and design of these buildings vary between two 

storey and 3 and a half storey. There is a formal access to the rear which provides access to 

the rear of the property, this also provides access to Charlotte Court Gardens.  

 

The application site is located within the Ramsgate Conservation Area.  

  

RELEVANT PLANNING HISTORY 

 

F/TH/95/0760 Installation of new shop front. Granted 30/11/1995 

 

PROPOSED DEVELOPMENT 

 

The application is for the erection of a flat roof dormer window to rear to facilitate a new 

bathroom in the loft. The loft space already provides habitable accommodation. The 

proposed dormer window measures approximately 1.3m x 1.5m. 

 

The submitted Design and Access Statement details that the materials to be used in the 

construction of the dormer window is timber with external slate finish to the dormer cheeks 

and fibre coated flat roof.  

  

DEVELOPMENT PLAN POLICIES 

  

Thanet Local Plan 

 

SP35  - Quality Development 

SP36 - Conservation and Enhancement of Thanet's Historic Environment 

QD02 - General Design Principles 

QD03 - Living Conditions 

TP06 - Car Parking 

HE03 - Heritage Assets 

 

NOTIFICATIONS 

  

Letters were sent to neighbouring property occupiers and a site notice was posted near the 

site. No letters of objection have been received.  

 

CONSULTATIONS 

  

Conservation Officer -  No objection 

  

COMMENTS 

  

This application is brought to the Planning Committee, as the application has been submitted 

by a Councillor.  

 



The main consideration with regard to this application is the consideration of the impact of 

the proposed development on the character and appearance of the Conservation Area, the 

residential amenity of neighbouring property occupiers, and highway safety. 

 

Character and Appearance 

 

The development is located within a Conservation Area, and therefore the Local Planning 

Authority must have regard to Section 72(1) of the Planning (Listed Building and 

Conservation Areas) Act 1990 which requires special attention to be paid to the desirability 

of preserving or enhancing the character and appearance of the area.   

 

The National Planning Policy Framework (NPPF) also states that when considering the 

impact of a proposed development on the significance of a designated heritage asset; great 

weight should be given to the asset's conservation.  This is irrespective of whether any 

potential harm amounts to substantial harm, total loss or less than substantial harm to its 

significance.  The NPPF goes on to state in states that where a development proposal would 

lead to less than substantial harm to the significance of a designated heritage asset, this 

harm should be weighed against the public benefits of the proposal, including where 

appropriate, securing its optimum viable use.   

 

Policy SP36 - Conservation and Enhancement of Thanet's Historic Environment seeks to 

amongst other things protect the historic environment from inappropriate development, 

support development that is of high quality design and supports sustainable development. 

 

Policy HE03 Heritage Assets states that proposals that affect both designated and non-

designated heritage assets, will be assessed by reference to the scale of harm, both direct 

and indirect, or loss and the significance of the heritage asset in accordance with the criteria 

in the National Planning Policy Framework. 

 

Policy SP35 relates to the quality of development and states that new development will be 

required to be of high quality and inclusive design.  Policy QD01 relates to sustainable 

design and sets out that all new buildings and conversions of existing buildings must be 

designed to reduce emissions of greenhouse gasses and have resilience to function in a 

changing climate.  Policy QD02 is a general design policy and sets out that the primary 

planning aim in all new development is to promote or reinforce the local character of the area 

and provide high quality and inclusive design and be sustainable in all other respects. 

External spaces, landscape, public realm, and boundary treatments must be designed as an 

integral part of new development proposals and coordinated with adjacent sites and phases. 

 

The application property lies between two existing three and a half and two storey buildings. 

The proposed dormer window would be located in the rear roof slope, and would be of the 

same size and style of the existing rear dormer window in-situ. The proposed development is 

therefore a comparable scale to the existing.  

 

The design of the proposed development is considered to be high quality and reflects the 

existing design and form of the building. The proposal adds balance to the existing rear 

dormer. It is appreciated that the dormer is not set down from the ridge of the building at this 



point, due to the roof configuration, however, to make the dormer smaller would create an 

imbalance between the dormers which in my view would create more visual harm.  

 

In terms of the visibility of the dormer window, this would be visible from Charlotte Court 

Gardens. The existing dormer window can be seen from within these gardens, although 

partially obscured by the parapet wall. When approaching the site from the north, the dormer 

would not be fully apparent due to the existing building form. 

 

The proposed material finish, will match the existing; fibre coated flat roof and slate finish to 

the dormer window cheeks with a timber painted window, the materials are considered 

appropriate materials for a Conservation Area.  

 

Furthermore the Conservation Officer has confirmed that there are no objections to the 

proposal. 

 

The proposed development is therefore considered to positively respond to, and integrate 

well with the form, scale, design and pattern of development of the existing building and 

surrounding area. The proposed development will therefore be acceptable in terms of the 

special character and appearance of the Conservation Area, in accordance with Policies 

SP35, SP36, QD01, QD02 and HE03 of the Thanet Local Plan and the National Planning 

Policy Framework.  

  

Living Conditions 

  

The proposed development would be within the footprint of the existing building. 

  

The additional rear dormer window would not result in any loss of privacy or overlooking as 

they would have the same orientation as existing windows and would serve a non-habitable 

room; bathroom. 

 

Whilst the development would result in a degree of change there would be no adverse 

impact on neighbouring properties. 

  

The proposed development is therefore considered to be acceptable in terms of the living 

conditions of adjacent neighbouring properties, in accordance with Policy QD03 of the 

Thanet Local Plan and the National Planning Policy Framework. 

 

Highways 

 

The proposed enlarged residential accommodation is not considered likely to generate any 

increase in the demand for parking associated with this site.  

 

The site is located in Ramsgate Town Centre which provides a range of amenities and good 

public transport links, including multi bus stops in close proximity to the site.  The site is 

therefore considered to be sustainably located, and given the nature of the proposed 

development it is unlikely to result in an increase in the demand for parking, it is not 

considered that the proposal will result in significant material harm to the local highway 



network or highway safety, in accordance with Policy TP06 of the Thanet Local Plan and the 

NPPF. 

  

Conclusion 

  

The proposed development is considered to positively respond to, and integrate well with the 

surrounding built development and will therefore be compatible with the special character 

and appearance of the Conservation Area. The development is not considered to result in 

harm to residential amenity, nor highway amenity and highway safety. It is therefore 

recommended to Members that this application be approved, subject to safeguarding 

conditions.  

 

 

Case Officer 

Gill Richardson 
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