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	Officer:
	SH
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVAL

	

	Development Description:
	Variation of condition 2 of planning permission 3/2020/1016. Change from roof light to dormer window substitution of plans and elevations. 

	Site Address/Location:
	Longsight House, Longsight Road, Copster Green, BB1 9EU

	

	CONSULTATIONS: 
	Parish/Town Council

	No comment

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Consultation response received by email on 23/11/2021 – No Objections.

	CONSULTATIONS: 
	Additional Representations.

	One comment has been received, and is summarised below:

· Bin Bags blocking the footpath which runs parallel to the application site. 


	

	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:

3/2020/1016:
Erection of canopy to front, two storey extension to side, two storey extension to rear with basement extension to form additional living accommodation. (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Location:

The application relates to a two-storey detached residential dwelling in Copster Green. The application property benefits from a driveway to the front with a large private garden area to the rear. The land to the rear of the dwelling gradually falls away towards the north-west boundary. 


	Proposed Development for which consent is sought:

This is a variation of condition application under section 73 of the Town and Country Planning Act to allow variations in the approved proposed plans associated with the application 3/2020/1016. 

The proposal is to replace plans PL/07 and PL/09 with plans PL/07A and PL/09A. 

As stated in the application, building work commenced on the 01/05/2021 for the original application, falling within 3 years of the decision. As such, Condition 1 will be removed. Other conditions imposed on the original approval will remain. 

Consent is sought for the alteration of a proposed rooflight to a dormer window situated between the projected gable extensions on the North-West elevation. The dormer will measure approximately 2.5m in width and 1.6 in height and will be cladded with zinc or leadwork. 


	Principle of Development:

The application seeks changes in the design of the previously approved application 3/2020/1016 and is acceptable in principle subject to an assessment of the material planning considerations. 


	Residential Amenity:

The minor changes to the North-West elevation at the rear of the property involve the alteration of roof lights to a dormer window. The property to the North-West is known as Holt Dene, and as the separation distance between the two properties comes to over 35m, there will be no concerns regarding loss of privacy or overlooking as a result to the window alterations. 

The neighbouring property to the South-West is known as Hazel Lea, and is sited approximately 10m from the proposed window. However, due to the positioning of the window being placed between two gable extensions and set back, the scope of view from the peripheral of the window will be limited. Therefore, the window will almost solely provide views to the application site’s rear garden and opportunities for overlooking into the neighbouring residents rear garden will be minimal.  


	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.  

Visually, the proposed flat-roof dormer window will integrate well with the modern design of the property. The width of the dormer will be approximately 2.5m in width and around 1.6m in height, making it wholly subservient to the property. The dormer being substantially set back from the two feature gables means they remain dominant on the rear elevation. Despite the zinc/lead cladding being a new material on the property, it has been selected in order to blend in with the main roof slates, in order to create a visual divide between the two main gables. As it is situated on the rear elevation of the property, it will also be out of view from the public realm and as such is not considered to have a detrimental impact on the application property. 


	Landscape/Ecology:

No ecological constraints were identified in relation to this proposal. 


	Highways:

Lancashire County Council Highways have no objections to the proposal.


	Observations/Consideration of Matters Raised/Conclusion:

One comment was received regarding the rubbish from the development blocking the footpath which runs down the side of the application site, however this is not considered to be a legitimate planning consideration.

It is concluded that the proposed alteration 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. 



image1.jpeg
&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk




