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	Date Inspected:
	20/02/2019
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Alterations to improve the accommodation including demolition of conservatory at the rear, proposed first floor extension over the garage, rear dormers and single storey rear extension.

	Site Address/Location:
	Little Beck, Eaves Hall Lane,  West Bradford, BB7 3JG

	


	CONSULTATIONS: 
	Parish/Town Council

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

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections

	CONSULTATIONS: 
	Additional Representations.

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

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN2 – Landscape
Policy DMG1: General Considerations
Policy DMH5: Residential and Curtilage Extensions

Policy DME2 – Landscape & Townscape Protection

	Relevant Planning History:

No recent history

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application 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.  The proposed benefits from an attached double garage with parking to front and a private garden area to the side and rear.

	Proposed Development for which consent is sought:

Consent is sought for a first floor extension over the existing garage to provide a bedroom. The extension will have a pitched roof measuring approximately 3.1 metres at the eaves and approximately 5 metres at the ridge. To the front roof slope of this extension it is proposed to have a pitched roof dormer. The dormer will measure approximately 2.7 metres in width and will project approximately 1.8 metres from the roof slope. 
To the north west elevation it is also proposed for a single storey flat roof extension and single storey lean to extension. The flat roof extension will extend along the north west elevation measuring 5.95 metres in length with a projection of 1.9 metres. The extension will measure 2.7 metres in total height. The lean to extension will measure 7.9 metres in length having a projection of 3.5 metres and will measure 2.3 metres at the eaves and 3.6 metres at the ridge. The roof slope of this extension is proposed to have 3 rooflights.
Consent is also sought for two dormers to the north west elevation. The dormer providing a walkway into the new bedroom referred to above will extend rearwards of the first floor extension measuring approximately 4.3 metres in length by 3.6 metres in width projecting from the roof slope approximately 2.4 metres. The second dormer that provides a larger bedroom and en-suite will measure 7.9 metres in length and 1.85 metres in width projecting approximately 1.8 metres from the roof slope. Both dormers will have flat roofs that will follow the ridge line of the existing property. 


	Impact Upon Residential Amenity:

The application proposes dormers on the north west elevation. These dormers will be facing the neighbouring property known as Highfield. This neighbouring property has a dormer on the side elevation facing the application site and also has windows at ground floor. As there is a separation distance of approximately 22 metres from the side elevation of this property and the north west elevation of the application property it is considered that there is a sufficient separation distance between these two properties to ensure that the development will not result in loss of light or privacy to this adjacent property.

There will be a separation distance of 8 metres between the development site and the shared boundary. Along this shared boundary there is an existing boundary fence with hedging and a number of individual trees. Due to the separation distance and the existing boundary treatment it is considered that the proposed development will not result in any direct overlooking of the amenity space of this neighbouring property and as such is considered to be acceptable.
The proposed first floor extension and dormer on the south west elevation will have limited impact on the residential amenity of the neighbouring dwellings due to the separation distances between the properties along Eaves Hall Lane, along with the proposed dormer facing the highway and not directly overlooking any adjacent properties.

	Visual Amenity/External Appearance:
The application site is located within the AONB and Key Statement EN2 of the Core Strategy states “As a principle the Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, features and building materials” and Policy DMG1 requires development to be of a high standard of design and be sympathetic to existing and proposed land uses in terms of size, intensity and nature.
 The application site is not visually prominent as it is set back from the main road and would be well-screened by the surrounding trees and landscaping. The proposed first floor extension is similar to that approved at Eaves Hollow and as such the development will not appear out of character for the area. The proposed dormers on the northwest elevation will not be visible from the highway and as such are not considered to harm the visual qualities of the AONB or character of the application dwelling. 
The materials are intended to match the existing dwelling and therefore would have an acceptable impact on the character of the application dwelling and the area. 


	Landscape/Ecology:

 A protected species survey has been submitted, dated 30/01/2019, which found no evidence of bats using the property, and therefore the proposal is unlikely to affect bats or their roosts. The survey did however recommend that in order to boost the roost potential in the locality that bat enhancement shall be incorporated into the development. A note will be attached to the permission making the applicant aware of the above and the protected afforded to these species.

	Observations/Consideration of Matters Raised/Conclusion:

Overall, the proposal is not considered to cause unnecessary harm to the residential or visual amenity of the area and it is for the above reasons and having regard to all material considerations and matters raised that I recommend accordingly.

	RECOMMENDATION:
	That planning consent be granted.


