	Report to be read in conjunction with the Decision Notice.

	Signed:
	Officer:
	MW
	Date:
	15/11/22
	Manager:
	SK
	Date:
	15.11.22

	

	Application Ref:
	3/2022/0848
	[image: ]
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	Officer:
	MW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed rear dormer.

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

		

	CONSULTATIONS: 
	Parish/Town Council

	No response prior to determination.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2022/0118 - Proposed single storey rear extension and side dormer. Resubmission of application 3/2021/0965. Appeal Dismissed.

3/2021/0965 - Proposed single storey rear extension and side dormer. Refused. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT

	Site Description and Surrounding Area:

The application relates to a semi-detached property in West Bradford, falling within the Forest of Bowland Area of Outstanding Natural Beauty. The property consists of brick with render, slate roof tiles and white UPVC doors and windows. The surrounding area is residential comprising a mixture of semi-detached two storey and bungalow properties. 


	Proposed Development for which consent is sought:

Consent is sought for the erection of a dormer of gable form which will project from the existing hipped roof at the rear of the property. The dormer will measure approximately 3.1 metres in width and 3.8 metres in depth at its greatest, with a duo pitched dormer roof featuring an eaves height of 1 metre and a ridge height below that of the application property.


	Impact Upon Residential Amenity:

The application property features a curtilage at the rear of the property which shares a northern boundary with the properties to the north of the site location located on Westfield Drive, which back onto the rear elevation of the property. The boundaries themselves are composed of low stone walls with some hedgerow planting and fencing, which result in low levels of privacy between neighbouring and adjacent gardens in the area. As a result, neighbouring gardens and curtilage are highly visible from the rear elevation windows at ground floor and first floor level across a grouping of approximately 12 properties which all face away from each other with principal elevations facing onto either Grindleton Road or Westfield Drive.

Relative to this, the proposed development will include the introduction of a single window as part of the rear dormer which will look onto this area. Having fully considered the relationship between properties outlined above, it is determined that the introduction of a rear dormer to the application property including the proposed window would not facilitate a greater view or perspective of neighbouring curtilage than that which is already present insofar as that the proposed window will be sited less than 2.5 metres above an existing, larger first floor window which itself already provides a view projecting onto neighbouring curtilage which is already overlooked. On this basis, it is not considered that the proposed window would unduly compromise or worsen the residential amenity of neighbouring properties beyond that which currently exists. The dormer window will remain in excess of 20 metres from the closest residential property to the north and therefore in light of the factors above and having further understood that the proposed scheme very likely falls within the permitted development rights that benefit the property, the overlooking impact is considered acceptable.

By virtue of the modest dimensions and proposed massing of the dormer, the overshadowing impact of the scheme is deemed to be negligible, and no issues are identified.

Adjoining neighbours have been informed of the proposed development and no objections have been received.
 

	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”. Furthermore, emphasis is placed on visual appearance and the relationship to surroundings.

The proposed dormer will be situated on the rear (northern) elevation of the building which faces the highway and therefore will not be directly viewable from the public realm. This notwithstanding, the development is both sympathetic to, and reflective of, the main dwelling by virtue of its gable form and modest proportions, including a width of just 3.1 metres and 1 metre eaves height. This, including a ridge line sited below that of the property, ensures the introduction of a subservient feature which does not significantly alter the established roofscape in the area. More generally, the use of slate grey fibre cement cladding to the sides and front of the dormer with a natural slate roof and a grey uPVC window will further incorporate the development effectively into the main body of the roof and property as a whole.


	Landscape/Ecology:

A Bat Survey undertaken in October 2021 found no evidence to suggest present or historic bat activity within the roof of the building. Consequently, the building is not considered to offer habitat value for roosting bats and as such compensatory mitigation will not be necessary.

Whilst it is recognised that the submitted bat survey is in excess of twelve months old at the time of determination, the application was validated whilst the survey was less than twelve months old and therefore it is not considered that a new survey is necessary.


	Observations/Consideration of Matters Raised/Conclusion:

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


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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