Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2013/0102/P

	Development Proposed:
	Two storey rear extension to the property at 29 Eastfield Drive, West Bradford

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.

Ribble Valley Core Strategy (Regulation 22 Submission Draft)

Policy DMG1 – General Considerations.

Policy DME2 – Landscape and Townscape Protection.

Policy DMH5 – Residential and Curtilage Extensions.



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

	Planning consent is sought for the erection of a two storey rear extension at 29 Eastfield Drive.  The development site is a detached dwelling.  It is a dormer bungalow type dwelling, however the gable ends of the dwelling are sited parallel to the street scene.  As such the roof slopes form the side elevations of the dwelling running perpendicular to the street scene.  In addition to this the site is located within the Forest of Bowland AONB.

The proposed development is to measure 4.4m x 7.7m and stand to an overall height of 8.1m.  This would result in the development having an eaves height and ridge height which would match those of the existing dwelling.

The key considerations in the determination of this application are the impact of development upon the character and setting of the dwelling, impact upon the AONB and impact upon the residential amenity of the area.

Traditionally it is expected that residential extensions should be subservient to the existing dwelling.  This would be achieved with features such as the stepping down and setting back of elevations and ridgelines.  However in this particular instance, because of the design of the existing dwelling such design features would appear incongruous and make the extension appear disjointed.  Therefore the only solution in this case to match the ridge height and eaves line of the existing dwelling.  Therefore in this particular instance I am satisfied that the development would be in keeping with the character of the existing dwelling.

The existing dwelling occupies a corner plot of Eastfield Drive, with the gable ends of the dwelling being located at oblique angles to the surrounding dwellings.  I am therefore satisfied that the proposed development would not give rise to situations that would be detrimental to the residential amenity of the area.

As discussed above the site is located within the Forest of Bowland AONB.  Any development would harm the character, setting and visual amenities of the AONB would be deemed unacceptable.  The development site and surrounding properties form part of a modern 20th century type development.  As such they are not of the same architectural or historic significance as other buildings within the AONB.  I am therefore satisfied that the development would not cause undue harm to the character and setting of the wider AONB.

The nature of the works proposed may result in the uncovering of a bat population.  Therefore I will recommend the use of an appropriate condition which will ensure the correct level of protection should bats be uncovered during construction phase.

Having considered all of the submitted details, I see no material objections to the granting of planning permission, I therefore recommend accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 20 MARCH 2013














