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	Development Description:
	Application for the proposed conversion of attic space into habitable areas with dormer constructions and Velux roof lights.

	Site Address/Location:
	Eavesmead  Eaves Hall Lane  West Bradford  BB7 3JG

	


	CONSULTATIONS: 
	Parish/Town Council

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

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

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

	CONSULTATIONS: 
	Additional Representations.

	No additional representations have been received in respect of this development. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:
Policy DMG1 – General Considerations

Policy DMH5 – Residential & curtilage Extensions

National Planning Policy Framework (NPPF)

	Relevant Planning History:

No relevant planning history

	

	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 Area of Outstanding Natural Beauty the Forest of Bowland.


	Proposed Development for which consent is sought:

The application seeks consent for the conversion of the loft space to living accommodation, including the installation of 4 no. pitched roof dormer windows measuring approximately 2.3m wide, approximately 2.8m deep and project approximately 1.8m from the roof slope. The proposal also includes the installation of 5 no. roof lights.


	Residential Amenity:
The application proposes dormers on the south east elevation. These dormers will be facing the property known as Eaves Hallow. The distance between the two dwellings is approximately 25m with the distance to the shared boundary being approximately 19m, there is considered to be a sufficient separation distance between the two properties to ensure that the development will not result in any significant negative impact on the residential amenity of this adjacent property. 
The proposed Velux Windows on the north west elevations roof slope are not considered to result in any significant impact on the neighbouring property to this side, known as Little Beck, due to the separation distance of approximately 23m and the low level nature of the roof light. 


	Visual Amenity:
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 Dormer windows are similar to those approved at Little Beck and Eaves Hallow 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 Method Statement for European Protected Species (Bats) was submitted with the application, this concluded that the property provides roosting opportunities for small Myotis species of bats, and is likely to be a maternity roost. The proposed development will require suitable mitigation to form part of a Natural England EPS Development Licence application. 
The proposed roost will be retained within the development plans for the property, within a new loft space in the eastern section of the house. Work will take place with suitable timing to avoid disturbance to roosting bats.



	Other Matters:

The proposed plans detail the property as increasing from a 4 bedroom dwelling to a 7 bedroom dwelling. The general guidance for required parking provision for a dwelling of this size is 3/4 off street parking spaces. The application property is considered to meet this requirement due to the existing double garage and off street parking available on site.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed development will not result in any significant impact on the residential or visual amenity of the area. With all the above taken into consideration it is recommended accordingly.


	RECOMMENDATION:
	That planning consent be granted.


