
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CB

	Application No: 
	3/2012/0743

	Development Proposed:
	Proposed loft conversion with dormer to side elevation at 3 Grindleton Road, West Bradford, BB7 4TE.

	CONSULTATIONS: Parish/Town Council

	West Bradford Parish Council - No objections to this proposal, however, the window should be obscure glazed as it overlooks the adjacent property.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy ENV1 – Area of Outstanding Natural Beauty

Policy ENV3 – Development within Open Countryside

Policy ENV7 – Protected Species

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

	POLICY REASONS FOR REFUSAL:

	G1, ENV1 of DWLP and SPG “Extensions and Alterations to Dwellings” – discordant and incongruous feature to the detriment of the street scene and the visual amenities of the AONB.  Also harmful to residential amenity by virtue of overlooking.

	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application relates to a hipped roof semi-detached dwelling on the north side of Grindleton Road within the village of West Bradford which is located centrally with three other pair of semi-detached properties (which includes another pair of houses and two pairs of bungalows) between the two access points to Westfield Drive, a 1970s housing development.  The north side of Grindleton Road is within the Forest of Bowland Area of Outstanding Natural Beauty, the opposite side of the main road and beyond is designated within the Local Plan as Open Countryside.

Permission is sought for a dormer extension on the side of the hipped roof to provide an W/C and room for a staircase to serve a bedroom in the loft of the property.  The dormer would follow the existing ridge line and would extend it by approximately 4.3m before finishing with a shallow hipped roof. The dormer would be set up from the existing eaves level by 0.2m and would have a width of 4.0m. A window is proposed on the side elevation of the dormer which would serve the stairwell.  

The dormer proposed requires planning permission due to the property being within the AONB (Article 1(5) land) and by default the window also requires permission.  In addition the window is also a first floor window on a side elevation of the dwelling which requires permission by virtue of Part 1, Classes A - H of the GPDO 2008.

The matters for consideration include visual amenity, residential amenity, highway safety and protected species.

With regards visual amenity, the property is within a nationally important landscape, the Forest of Bowland AONB, therefore protecting, conserving and enhancing the landscape and character of the AONB (Policy ENV1 of the DWLP) is considered to be the most important consideration in the determination of this application.  

Paragraph 109 of the National Planning Policy Framework says;

“The planning system should contribute to and enhance the natural and local environment by:

· Protecting and enhancing valued landscapes….”

Paragraph 115 reiterates this and states:

“Great weight should be given to conserving landscape and scenic beauty in National Parks, The Broads and Areas of Outstanding Natural Beauty which have the highest status of protection in relation to landscape and scenic beauty.”

Also of relevance is the Council’s SPG on extensions and alterations to dwellings which promotes well designed extensions which are in keeping with the property and the locality.  Para. 5.1 of this document states:

“The design of an extension is an important consideration.  Poorly designed extensions will appear as stark features which are out of keeping with the original house.  In addition to this they can also harm the character of the wider area.  It should be noted that extensions in designated areas … such as the AONB … will be subject to strict control.  This is on the basis that any development is expected to contribute to their character.”

Specifically referring to dormers the SPG advises:

“Dormer windows and roof lights have a noticeable effect on the appearance of a house, they can also impact on the whole street due to their prominence … It is important that dormer windows compliment the character of the original building …”

I have serious concerns that the proposed dormer by virtue of its design would result in a top-heavy addition out of keeping with the original dwelling, which would detract from the original house and from the wider street scene. It would be tantamount to a hip to gable enlargement that would adversely affect the symmetry and simplicity of this pair, and the adjacent pair of, semi-detached properties.  It would appear highly prominent when viewing travelling along Grindleton Road in a south-westerly direction and appear as an incongruous addition that would detract from the visual amenities of the AONB and the borough’s open countryside.  

In relation to the materials proposed; the SPG advises that the dormer “cheeks (sides) should be of the same material as the existing roof”.  The application form states that the dormer would have a slate roof as per the existing house, however, it states the sides would be clad in “hanging tiles”.  This would further add to the dormers prominence and emphasise it would appear as an alien addition within the locality which would harm the character and appearance of this designated area.

Moreover, there is no other side projecting dormers on the other semi-detached properties both on this side of Grindleton Road and those opposite, therefore, I consider the allowance of this dormer would set a precedence, which would render similar proposals more difficult to resist to the detriment of the visual amenities of the countryside.

Two windows are proposed in the extension.  One of which would be a roof light on the rear roof slope, the other window would be situated on the gable of the extension measuring 1.0m x 0.9m.  The roof light would serve a W/C, provided this window was obscure glazed I would have no objections to this.  However, with regards the window on the gable of the dormer, although I recognise that this window would serve a stair well, I consider that its position would enable direct overlooking of the front garden and driveway of no.5 Grindleton Road, and area that currently is not directly overlooked given that the windows existing at ground floor and first floor levels are set 1.25m further back in to the site.

The occupiers of no.5 would experience a strong sense of intrusion when using this front garden and parking area.  I thus conclude that the proposed development would cause unacceptable harm to the living conditions of nearby occupiers, through overlooking and intrusion at 5 Grindleton Road.  The proposal would therefore conflict with Local Plan Policy G1 and the SPG, which require development to not adversely affect the amenities of the surrounding area or neighbours. It would conflict with the similar principle set out in the Framework, that planning should secure a good standard of amenity for occupants of land.

The Highway Authority has raised no objections to the proposal as the existing driveway provides the necessary parking provision for a property of this size.
The final matter for consideration is how the development would impact on bats, a European Protected Species.  A bat survey has been submitted dated the 08 October 2012 which found no evidence of bats using the property.  There are concerns that the survey was carried out at an unusual time of day and as such may not be entirely accurate.  Surveys are usually undertaken at dawn or dusk when bats are active.  Should permission ever be granted it may be wise to request a dawn or evening emergence survey be carried out to ensure this EPS would not be harmed as a result of the development.

For the reasons discussed above, I recommend the application accordingly.

	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 14 SEPTEMBER 2012




















