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	Date Inspected:
	09/02/2018
	

	Officer:
	HM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Extension to north west dormer

	Site Address/Location:
	36 Eastfield Drive West Bradford Lancashire BB7 4TQ

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections have been received in respect of this development. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

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

	CONSULTATIONS: 
	Additional Representations.

	A representation has been received in respect of the proposed development. 
· Significantly interrupt the appearance of the street scene

· Set a precedent in the area

· Conflict with Policies DMG1 and DMH5 of the Ribble Valley Core Strategy

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMH5 – Residential & Curtilage Extensions 

Policy EN2 – Landscape 
National Planning Policy Framework (NPPF)

	Relevant Planning History:

3/2015/0828- Erection of dormers to SE and NW sides of roof. (Approved with conditions)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property lies within the residential settlement of West Bradford, approximately 1.5km north of Clitheroe. The dwelling is surrounded by similarly constructed residential properties and lies within the designated AONB area.

	Proposed Development for which consent is sought:

The proposal seeks consent to extend the previously approved (3/2015/0828) north west dormer window to match the dormer window on the opposite north eastern side of the property.
The dormer will extend approximately 4m further back from the Highway, Eastfield Drive. The proposed extension will measure approximately 4m by 3m and project 2m from the plane of the roof, directly extending from the previously approved dormer.

	Impact Upon Residential Amenity:

 It is considered that the proposed dormer window to have no further impact on the residential amenity than that which may be caused by the previously approved dormer windows. The north western dormer will face directly the south eastern dormer of the neighbouring property 38 Eastfield drive, as such the applicant has agreed to the windows proposed on the north west dormer and extension to be obscure glazed to protect the residential amenity of the neighbouring property. 

	Visual Amenity/External Appearance:

There are multiple examples within the surrounding area of schemes similar to the proposed; as this is an extension to a previously approved dormer window I do not consider the proposal to significantly impact the visual amenity of the area any more than the previously approved scheme. I consider it appropriate to impose a condition which requires the dormers to be clad in externally in materials which would blend in with the existing roof and thereby reduce the visual prominence of the proposal. 

	Landscape/Ecology:

A protected species survey has been submitted with the application (22nd October 2015) which found a bat dropping within the roof space. The survey recommends further scoping survey which was carried out 20th April 2017, and confirmed the findings of the original survey and concluded that there is a low risk of bats using this property.

	Other Matters:

With regards to the representation received, I do not consider the proposed dormer extension to have a significant impact on the street scene as the proposal will extend towards the rear of the property and have no varying appearance from the highway than the previously approved scheme. 

	Observations/Consideration of Matters Raised/Conclusion:

In conclusion I consider the proposed dormer extension to comply with Policies DMG1 and DMH5 of the Ribble Valley Core Strategy. With all the above considered I recommend accordingly.

	RECOMMENDATION:
	That planning consent be granted.


