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	Development Description:
	Proposed new dormers to first floor and an extension to the existing garage.

	Site Address/Location:
	24 Hillside Drive, West Bradford. BB7 4TG

	

	CONSULTATIONS: 
	Parish/Town Council

	West Bradford Parish Council consulted on 22/7/21 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Lancashire County Council Highways have no objections.

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 - Development Strategy 
Key Statement DS2 – Presumption in Favour of Sustainable Development 
Key Statement EN2 – Landscape 
Policy DMG1 – General Considerations 
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility

NPPF


	Relevant Planning History:

3/2006/0686:
Form shower room by extending first floor dormer. Construct disabled ramp to the front entrance door (Approved)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to detached dormer bungalow property in West Bradford. The property consists of brick and white render, concrete roof tiles, white UPVC windows and composite doors. The surrounding area is residential and comprises a mixture of detached and semi-detached bungalow properties.


	Proposed Development for which consent is sought:

Consent is sought for the construction of three first floor dormer windows and an extension to the property’s existing garage to form a sunroom, bedroom and en-suite.


	Principle of development:

The proposal is a domestic extension to a dwelling and is acceptable in principle subject to an assessment of the material planning considerations. The proposal site lies within the Forest of Bowland Area of Outstanding Natural Beauty therefore consideration will also be given towards the effect of the proposal on the visual character of the surrounding landscape.


	Residential Amenity:

The windows on the proposed South-east facing dormers would face towards the neighbouring property of No. 22 Hillside Drive however these would not allow any new opportunities for overlooking in as much that they would be sited well above the roof pitch of No. 22 away from any windows forming part of habitable rooms.

The extended garage would contain two sets of patio doors on its South-eastern side elevation which would face towards the rear garden of No. 22 Hillside however given that the neighbouring garden is already viewable from the rear garden of No. 24 it is not anticipated that the extended garage would provide any new opportunities for overlooking.

The two proposed box dormers would be sited well above and to the North of No. 22 Hillside Drive and as such would not lead to any loss of natural light or outlook for the neighbouring residents. The extended dormer on the property’s North-western roof plane would have an increased outward projection however the dormer would still be sited approximately 10 metres from the neighbouring property of No. 26 Hillside Drive and as such would not lead to any overshadowing within the residential curtilage of this property.


	Visual Amenity / Landscape:

The two proposed box dormers on the South-eastern roof plane of the property would be viewable within the public realm from most parts of Hillside Drive. As such, this aspect of the proposal would have a noticeable visual impact however the dormers would not be an anomalous addition to the existing street scene in as much that there is already a prevalence of front, side and rear dormers on numerous properties situated on Hillside Drive, Eastfield Drive and other properties in the surrounding area.

The extended dormer on the property’s North-western roof slope would have an increased outward projection and height however No. 24 Hillside Drive is located at the end of a cul-de-sac with the North-western side of the property only being viewable to the small cluster of houses at the North-western end of Hillside Drive therefore the visual impact of the extended dormer would be minimal.

The proposed extension of the property’s existing garage would involve the addition of two roof lights and a small footprint increase to the structure whereby the garage would adjoin with the North-eastern and North-western elevations of the main property.

This element of the proposed works would primarily be to the rear of the main property and would only be partially viewable to the adjacent neighbouring residents of No. 22 and No. 26 Hillside Drive and from the rear of No. 25 and No. 27 Eastfield Drive therefore the visual impact of the proposed garage extension whilst noticeable would still be relatively low. Accordingly, it is not anticipated that any of the proposed works would adversely impact the visual amenities of the surrounding area.

The proposal lies just within the Forest of Bowland Area of Outstanding Natural Beauty. With regards to development in the AONB, Key Statement EN2 of the Ribble Valley Borough Council Core Strategy states that: ‘The Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, features and building materials.’ 

The proposed garage extension would consist of brick with white render while the proposed dormers would consist of dark natural timber panelling, all of which would match the external features of the main property and other dwellings of the surrounding area which underpin the character of the surrounding landscape. As such, the proposed works are considered to be in accordance with Key Statement EN2 in as much that the proposal would not detract from or have any undue impact upon the character of the surrounding AONB landscape.


	Ecology: 

A bat survey carried out at the property on 25/6/21 found no evidence of any bat related activity.


	Highways: 

Lancashire County Council Highways have reviewed the proposal and have no objections to the proposed works therefore it is not considered that the proposal would have any undue impact upon highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

It is not considered that the proposal would have any undue impact upon residential amenity for any neighbouring residents, nor is it considered that the proposal would be overly dominant or harmful to the visual amenity of the surrounding area. 

Moreover, it is not considered that the proposal would have any undue impact upon the aesthetic character of the surrounding AONB landscape. 

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That planning permission be granted.
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