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	Development Description:
	Proposed two storey side extension with single storey to rear to create additional living accommodation. 

	Site Address/Location:
	Millhouse, Clitheroe Road, West Bradford BB7 4SH

	

	CONSULTATIONS: 
	Parish/Town Council

	No response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways – No objection.  There is no change to the existing garage therefore this will remain as one space.  Providing that the two spaces required for this proposal can be provided within the curtilage then there is no objection on highway grounds.  Recommend a condition to require parking spaces to be bound porous.


	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 DMH5 – Residential and curtilage extensions
Policy DME4 – Protecting heritage assets
Policy DME3 – Site and species protection and conservation

NPPF


	Relevant Planning History:

3/2015/0833 – Discharge of condition

3/2013/0861 – Proposed two storey extension (re-sub 13/0466) – Approved.

3/2013/0466 – Proposed two storey extension – Refused.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site is situated within the settlement of West Bradford.

The surrounding area comprises of the converted mill and other residential properties of different styles and ages.

The site consists of a two-storey stone-built detached dwellinghouse with an existing double garage and pedestrian access from Chapel Lane.


	Proposed Development for which consent is sought:

The application seeks consent to extend the house by virtue of a two-storey side extension and single storey rear extension to accommodate a dining/kitchen at ground floor and a master bedroom suite at first floor.

The number of bedrooms will remain at three and therefore the parking requirements would not be unduly affected.  In any respect there is no direct vehicular access into the site with a detached double garage located to the north of the site.

A bat survey has been submitted to support the application.


	Principle of Development:

The existing detached house is constructed in natural stone and cement render with natural blue/grey slate roof. The proposed materials would match these.

The proposal seeks to erect a two-storey side extension and single storey rear and therefore is acceptable in principle subject to the above policy requirements.


	Observations/Consideration of Matters Raised/Conclusion:

Design and materials:

The proposal for a two-storey side extension is similar to that approved in 2013 with the 1m setback and gable elevation, however, the patio doors were previously relocated to the rear from the more prominent gable elevation whereas it is proposed to insert patio doors on the gable.   This together with the additional single storey projection results in a more prominent gable which is viewed from the public highway.

Para 130 of the National Planning Policy Framework requires:

‘Planning policies and decisions should ensure that developments are sympathetic to local character and history, including the surrounding built environment and landscape setting’.

With Para 134 of the NPPF emphasising that:

‘Development that is not well designed should be refused, especially where it fails to reflect local design policies and government guidance on design’.

Policy DMG1 of the Ribble Valley Core Strategy states that all development must ‘be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing and style’ and ‘not adversely affect the amenities of the surrounding area’.

The extension remains subservient to the existing dwelling and compliments the original form. Based on the analysis above the proposal is acceptable in this regard subject to the revised plans reducing the size of the patio doors and a condition preventing any additional windows being inserted into the gable.

Residential Amenity:

The nearest properties are no.’s 17 to 25 Millbrook Court (converted mill) between 1m – 32m to the north, Hippings House 42m to the east and Brook Cottage 16m to the south.

Whilst the converted mill houses are screened from the proposed extension by the existing house and would not therefore directly interface with the proposed extension two rear first floor windows are proposed which could result in some loss of privacy due to the distances. There would be no additional impact on Brook Cottage which is separated by the stream and highway than at present and the distance between the extension and Hippings House at over 30m is an acceptable one. 

Providing the two rear first floor windows are obscurely glazed then any potential impact would be limited and the adjacent residential properties would not be unduly affected by the proposed development any more than at present.

Highways:

The number of bedrooms would not increase, and the existing detached double remains there is no additional requirement for parking and in any event, none can be provided within the site due to the mill stream along the boundary to the south.

Contamination:

A condition requiring a desk top study relating to potential land contamination/land gases has been requested previously, however, as this is an extension to an existing residential property an informative is considered more appropriate.

Ecology Report:

Whilst there is no evidence of bats having used the buildings the submitted report requires an emergence survey to be carried out to confirm this. This has not been carried out and therefore a condition requiring further investigation needs to be attached to any grant of permission. 

Heritage Asset:

Previously a Heritage Statement has been submitted to assess the potential impact on this building’s significance due to its association with the cotton mill located to the north and now converted to housing. A Heritage Statement has not been submitted with this application but given the previous approval of a two-storey extension of the same size, in the same location this proposal is not considered to have any additional impact.  The previous HAS states that apart from some possible connection to the Mill the house does not have any architectural merit in its own rights and although visually associated with the Mill there is little historical evidence to link them.

Conclusion:

The proposed two storey gable extension would result in an acceptable addition subject to the revised plans limiting the glazed elements on the gable elevation and restricting further openings.

Whilst there is no evidence of bats having used the buildings the submitted report requires an emergence survey to be carried out in order to confirm this prior to any development taking place.  

	RECOMMENDATION:
	Approve.
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