	Report to be read in conjunction with the Decision Notice.

	

	Application Ref:
	3/2021/0965
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	Date Inspected:
	23/11/2021
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	

		

	Development Description:
	Proposed single storey rear extension and side dormer.

	Site Address/Location:
	5 Grindleton Road West Bradford Clitheroe BB7 4TE

		

	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS:
	Highways/Water Authority/Other Bodies

	No objections.

	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:
Key Statement EN2 - Landscape
Policy DMG1 – General Considerations
Policy DMG2 – Strategic 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:
This application relates to a semi-detached dwelling located in the settlement of West Bradford. The building is one of a pair of semi-detached properties located centrally within two other pairs of semi-detached dwellings. The property is faced with pebbledash render at first floor with red brick below and has a hipped roof design. The adjoining dwelling and immediate neighbours are of the same design.

It is noted that the roof of the dwelling to the south-west has been extended with a side dormer extension that was approved in 2012.


	Proposed Development for which consent is sought:
Consent is sought for the erection of a single storey rear extension and a side dormer extension to match the neighbouring property. To the rear of the dwelling at present is a single storey 4m projection that may be part of the original dwelling given there is an identical arrangement to the rear of the adjoining dwelling.

It is proposed to extend the existing single storey extension from its existing width of 2.8m to 6.5m and make alterations to the roof with a hipped roof design and flat roof section with roof lantern.

The application also proposes a side dormer that would project from the hipped roof. It would extend the roof ridge by 4.5m with a gable roof design. It would have a width of approximately 4.6m. The dormer walls would be faced with fibre cement cladding and the roof in slate to match the existing.


	Visual Amenity/External Appearance:
Ribble Valley Core Strategy Policy DMG1 states that “development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials”. The site is also located within the AONB although is positioned within an established residential area.

The proposed extension to the rear raised no design concerns.

The side dormer would be highly visible in the Grindleton Road street scene, the main route through the village. It is acknowledged that the adjacent property has been extended in a similar manner as approved in 2012 – this addition is considered to have had a detrimental impact on the host property’s appearance and is prominent and somewhat incongruous addition to the locality.

There are concerns that, if approved, a precedent would be created for similar extensions on other semi-detached properties including the adjacent pair and dwellings on the opposite side of Grindleton Road and dormer extensions are not common in the immediate area at present.

In addition, the proposed dormer is larger than the dormer approved at 3 Grindleton Road and failed to respect the hipped design of the main roof. 


	Impact Upon Residential Amenity:
Ribble Valley Core Strategy Policy DMG1 states that “development must not adversely affect the amenities of the surrounding area and provide adequate day lighting and privacy distances”. 

There would be a window in the side elevation of the proposed dormer. This would serve an en-suite bathroom and would be obscure glazed.

To the rear the proposal is to extend across the rear elevation with a projection of around 4m. The extension would extend to the shared boundary wall with no.7. There is a dining room window in the rear elevation of no.7 that would be around 1m from the proposed extension.

Taking into account the existing arrangement, the development would result in a tunnelling effect when considering outlook from the neighbours dining room window which is also north-facing thus receiving minimal sunlight.


	Highways:
The Highways Officer has raised no objections to the proposal.


	Other Matters:
A bat report has been submitted in support of the application which concludes that the proposed development will have no negative impact upon protected species.


	Conclusion:
Taking the above into account, it is recommended that the proposals are refused as a result of the dormer design that would be detrimental to the appearance of the application property and the immediate locality. Additionally, the proposed rear extension would result in an unacceptable loss of light and outlook to the rear dining room window of no.7 Grindleton Road.  


	RECOMMENDATION:
	That planning consent be refused for the following reasons:

	1. The proposed side dormer, by virtue of its scale, design and mass, would result in an unsympathetic and incongruous scheme of development that would be harmful to the visual amenities of the existing building and the wider built environment contrary to policies DMG1 and DMH5 of the Ribble Valley Core Strategy.

	2. The proposed single storey rear extension, by virtue of its scale, design and proximity to the neighbouring property, no7 Grindleton Road, would result in a development that would create a ‘tunnelling effect’ resulting in overshadowing and the loss of natural light and outlook to the detriment of neighbouring occupants contrary to Policy DMG1 of the Core Strategy.
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