	Report to be read in conjunction with the Decision Notice.

	Signed:

	Officer:
	SH
	Date:
	23/12/2021
	Manager:
	
	Date:
	

	Site Notice displayed
	N/A
	Photos uploaded
	Y
	

	

	Application Ref:
	3/2021/1133
	[image: Graphical user interface, text, application

Description automatically generated]

	Date Inspected:
	23/11/2021
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	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVAL

	

	Development Description:
	New Dormer to Front and Rear elevations. 

	Site Address/Location:
	57 St Marys Drive, Langho, Blackburn, BB6 8DL

	

	CONSULTATIONS: 
	Parish/Town Council

	No comment

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: 
	Additional Representations.

	No comment 


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMH5 – Residential & Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2014/0045:
Prior notification of proposed larger home extensions. (Permission not required)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Location:

The application relates to a semi-detached property on the South side of St Marys Drive within the settlement of Langho. The property is found to mainly consist of red brick with white render, concrete roof tiles and white UPVC doors and windows. The surrounding area is primarily residential with a large area of open countryside to the South-East and St Mary’s Roman Catholic Primary School to the North-West of the proposal site. 


	Proposed Development for which consent is sought:

Consent is sought for the erection of dormers to the front and rear elevations of the property, in order to accommodate an additional bedroom in the roofscape. The front elevation dormer will measure approximately 6.4m in width, and approximately 1.5m in height. The rear dormer will measure approximately 6.4m in width and approximately 2.7m in height, with both dormers together measuring a depth of 7.3m. Both dormers will feature windows constructed from grey UPVC, and feature grey UPVC boarding. 


	Principle of Development:

The proposal contains domestic alterations to a dwelling and is acceptable in principle subject to an assessment of the material planning considerations.


	Residential Amenity:

The front dormer extension will feature two front windows which will provide views towards the front gardens of other properties along St Mary’s Drive along with the playing fields of St Mary’s Primary School. Although, given that these properties are already visible within the public realm it is not considered that the proposed works will lead to any significant loss of privacy through overlooking. 

The proposed rear dormer extension by virtue of their location would overlook the garden areas of adjoining properties No.55 and No.59 St Marys Drive. However, due to the surrounding streetscape nearly all featuring both front and rear dormer extensions, this development would have no greater impact than the existing arrangement of other schemes in the area. The neighbouring properties 55 and 59 are also set back further than the application site due to recent rear extensions. Thus, it is considered that the proposed rear dormer extension would not have an unacceptable impact on the amenity of the occupiers of the neighbouring dwellings. 


	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.  

The plans received with the application designed the rear dormer with a total length of 6.6m, 2.7m in height, with the total front and rear dormer depth to be 7.6m. The rear dormer was initially considered to be too bulky an addition to the property, as the dormer nearly spanned the whole width of the original property. The depth of the dormer also came as far out as the original building line before the rear single storey extension was adjoined to the property. As such, the proposed development was considered to result in an unsympathetic, incongruous and discordant addition to the original dwelling, especially when compared to the dormer designs on neighbouring properties. Revised plans were received on 22/12/2021, which reduced the total length to 6.4m, and reduced the depth by 0.3m to 7.3m. This allows for more of a visual separation between the dormer and the original dwelling from the highway. The design is now considered acceptable, as the volume of the addition at the rear will equal 38.88m³, and hence the mass of the rear dormer will not detract as significantly from the character and appearance of the host building and the visual amenities of the locality. 

The dormer to the front elevation will measure approximately 6.4m in width, 1.5m in height and around 2.5m in depth to provide bedroom 2 and a new bathroom. In terms of visual impact on scale, the proposed dormer extension to the front of the property is considered acceptable as it is set down from the ridge line and set in from the edge of the roof, resulting in appearing subservient and not dominating the original dwelling. 

Both front and rear dormers are a common feature in the locality and a majority of dwellings in the vicinity have substantial dormer extensions. Therefore, it is considered that the proposed dormer extensions would not have any significant impact upon the visual amenity of the street scene or the surrounding area, as it reflects other similar dormer extensions in the area. 

In terms of materials, the dormers are proposed to be constructed of grey UPVC boarding, with grey UPVC windows to match. Despite being a new material on the property in question, it fits with common materials chosen on surrounding developments such as No.53 St Marys Drive, and hence will not be an anomalous feature in the neighbouring landscape. 


	Landscape/Ecology:

A bat survey carried out at the proposal site on 20/09/21 found no evidence of any bat related activity.


	Highways:

Lancashire County Council Highways have not been consulted on the proposal as the proposed works would not be deemed to affect the property’s existing parking arrangement and therefore it is not considered that the proposal would have any undue impact upon highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

It is concluded that the proposed development will not result in any significant impact on the residential or visual amenity of the area. With all the above taken into consideration it is recommended accordingly.


	RECOMMENDATION:
	That planning consent be granted. 
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