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	Date Inspected:
	08/02/2018
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Two storey extension to rear including the extension of existing roof dormers. External works to create a new retaining wall and seating area.

	Site Address/Location:
	40 Eastfield Drive, West Bradford.

	


	CONSULTATIONS: 
	Parish/Town Council

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

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	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 DMG2 – Strategic Considerations

Policy DMG5 – Residential and curtilage extensions
Key Statement EN2 - Landscape

	Relevant Planning History:

N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The proposed site is a detached bungalow with an attached single storey garage and conservatory that falls within the settlement of West Bradford, which also lies within the Forest of Bowland Area of Outstanding Natural Beauty. The bungalow is an end of cul-de-sac plot that is built on steeping rising ground to the north and has open farmland to the north and east. The dwellings surrounding the site are similar in design and construction.


	Proposed Development for which consent is sought:

Consent is sought for a single storey rear extension with additional accommodation to be provided in the roof space. The extension projects approximately 3.6m rearward (north) measuring 7.5m in width.  The proposed extension will measure approximately 6.2m at the ridge being of a similar eaves height to that of the existing. The extension provides additional kitchen space and extended second and third bedrooms at first floor.  The north facing elevation of the extension will be contemporary in appearance with the rear elevation being mainly glazed.  
Consent is also sought for the extension to the existing dormers on the side elevations of the property.  The dormer on both the east and west elevation will be extended by approximately 2.3m.The external works include the extension of the existing timber decking area and introduction of a new seating area.


	Impact Upon Residential Amenity:

The neighbour with the potential to be affected by the proposal is no 31 Eastfield Drive that is west of the site, given the distance and orientation between the properties I consider that there will be no overlooking of habitable rooms and the property will not suffer from loss of light therefore the proposal will have limited negative impact on the residential amenity. The window on the west dormer will have no additional impact on the neighbouring property as there is an existing window in situ.


	Visual Amenity/External Appearance:

It is considered that the proposed rear extension will have limited impact on the visual amenity of the AONB as the dwelling is located on a lower level than the land to the north. The northern boundary of the site benefits from a number of trees that provide an element of visual screening when viewed from the public footpath that runs along the north of the site.  With regards to the proposed dormer extension It is considered that they will remain subservient to the existing dwelling and are also reflective of similar dormers in the area.


	Landscape/Ecology:

A protected species survey has been submitted, dated 05/02/2018, which found no evidence of bats using the property, and therefore the proposal is unlikely to affect bats or their roosts.


	Other Matters:

At the point of submission the proposal sought consent for extended dormers without windows which resulted in an incongruous appearance. Following officer negotiations the size of the dormers were reduced and windows were also re-introduced to ensure the proposals visual compatibility with the protected landscape.


	Observations/Consideration of Matters Raised/Conclusion:

Having regard to all material considerations and matters raised that I recommend accordingly.



	RECOMMENDATION:
	That planning consent be granted.


