	Report to be read in conjunction with the Decision Notice.

	
	

	Application Ref:
	3/2016/0901

	Date Inspected:
	19/10/16

	Officer:
	JM

	DELEGATED ITEM FILE REPORT: Approval

	

	

	Development Description:
Proposed erection of two storey side extension and wrap around single storey extension to side and rear. Erection of new detached single storey carport/potting shed. Alterations to drive and garden and associated works 



	Site Address/Location:
Trout Beck Eaves Hall Lane West Bradford 


	

	

	CONSULTATIONS: 

Parish/Town Council

	No representations have been received in respect of the proposed development.

	
	

	CONSULTATIONS: 

Highways/Water Authority/Other Bodies

	LCC Highways:
No representations have been received in respect of the proposed development.

	
	

	
	

	CONSULTATIONS: 

Additional Representations.

	No representations have been received in respect of the proposed development.

	
	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:
	

	Ribble Valley Core Strategy 
Policy DMG1 – General Considerations

Policy DMH5 – Residential and Curtilage Extensions

Policy DME2- Landscape protection
National Planning Policy Framework (NPPF)

	Relevant Planning History:
N/A

	
	

	ASSESSMENT OF PROPOSED DEVELOPMENT:
	

	Site Description and Surrounding Area:
The application property relates to a detached dwelling located on the outskirts of West bradford in the open countryside and situated off Eaves Hall Lane in the AONB. It is a stone and render cottage which has been extended with a modern lean to roof conservatory. There are a collection of outbuildings and the side and front of the dwelling.  Adjacent to the cottage is a graveyard and to the rear is west bradford beck. 

	Proposed Development for which consent is sought:
Consent is sought for a two storey extension, a single storey flat roof timber wrap around side and front extension and a car port and outbuilding at the front. The two storey extension  is  approximately 5m x 8.4 and at height of 7.3 which would be above the existing ridge height and create  a staggered roofscape. The single storey  extension  is  a contemporary designed cedar clad  building that would wrap around the the two storey extension. Due to existing land form  it will leave only  a 2.1 m visible element. The proposal incorporates a car port  which is oak framed and has a shallow pitch with a zinc roof.

	Impact Upon Residential Amenity:
[image: image1.jpg]&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk



The building  is detached  and there are no residential amenity issues. 

	Visual Amenity/External Appearance:
Policies DMG1 and DMH5 of the Ribble Valley Core Strategy requires extensions to be in keeping with the existing house and the surrounding buildings in terms of scale, size, design and facing materials. I accept that the alterations  are significant but still enable the original cottage  to be seen in its context. The different roof levels show the various stages of the building and I am of the opinion that the 2 storey element is in keeping with the overall character of the area and building. The materials of the main extension match the existing building. The development allows for the removal of a lean to extension and I consider that this the replacement buildings using both traditional and and a contemporary  method result in an overall design improvement.

The car port and potting shed are situated on the foot print of existing buildings. The various garden levels allow the building to be seen against the backcloth of existing trees which helps to reduce any visual impact.

	Landscape/Ecology:
A protected species survey has been submitted which does not identify any any issues but I consider given its rural location and proximity to a water course that a bat bot  or similar should be incorporated in the design.

	Observations/Consideration of Matters Raised/Conclusion:
The proposed development would not result in any significant harm to the character and appearance of the existing dwelling or the surrounding area, and as such the application should be approved

	RECOMMENDATION:
That planning consent be granted


