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	Date Inspected:
	20/10/2017
	

	Officer:
	HM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Extension of existing dormer.

	Site Address/Location:
	1 Hawthorn Close Langho BB6 8DZ

	


	CONSULTATIONS: 
	Parish/Town Council

	

	CONSULTATIONS: 
	Additional Representations.

	

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

	Relevant Planning History:

No planning history

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The four bedroom detached house is located on the cul-de-sac Hawthorn Close in the village of York, in the south east of Langho surrounded by similar 1960/70’s dwellings. The majority of the houses on the cul-de-sac include dormer features. 

	Proposed Development for which consent is sought:

Consent is sought for the replacement of the existing dormer with a larger dormer on the south elevation. The proposal will measure approximately 8m long, 4m wide and 5m tall. The proposed extension will provide an en-suite and dressing area for bedroom 1, as well as extending bedroom 2 and 3. The replacement will be faced with corresponding materials to the existing dormer window, which will be removed.

	Impact Upon Residential Amenity:

 The Dormer extension will be facing the neighbouring property 2 Hawthorn Close; however the plans take into account the amenity of the neighbour altering the windows for the proposed extension.

The Reduction in the size of the window into bedroom 1’s en-suite and increasing the height in comparison to the current window from just over 3.5m above ground level, to the lowest part of the window, to 4.5m above ground level to the lowest part of the window coupled with the introduction of obscure glazing. These changes all aid in the effort to reduce any harm caused to the neighbouring property in terms of residential amenity. While the introduction of obscure glazing is a betterment to the residential amenity of the applicant property and neighbouring property, it would be unreasonable to request the obscure glazing to remain in perpetuity due to the current bedroom windows being clear panes. 
The existing window to bedroom 2 would also be reduced in size, the pane being obscure glazing. The window for bedroom 3 has been relocated to the rear of the property on the easterly elevation.  These reduction in window sizes and the introduction of obscure glazing helps to ensure that there will be no significant negative impact on the residential amenity of the neighbouring properties.

	Visual Amenity/External Appearance:

The proposed development will be constructed with materials similar to the existing dormer, namely bitumen felt roof, white k render and grey upvc windows. The proposed dormer will, visually speaking, be of a higher quality than the existing dormer currently is, and as such will be a slight improvement to the visual amenity of the area. 
The proposed application dwelling is located in a cul-de-sac with similar detached dwellings the majority also having dormer windows of a similar scale to the proposed dormer. In terms of visual amenity of the area this proposal should have no significant negative impact.

	Observations/Consideration of Matters Raised/Conclusion:

The proposed development should have no significant impact on either the visual or residential amenity of the neighbours and surrounding area. With the above in mind I recommend that planning consent be granted.

	RECOMMENDATION:
	That planning consent be granted.


