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	Date Inspected:
	11/09/2024
	Site Notice:
	N/A
	

	Officer:
	EP
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed continuation of pitched roof over flat-roofed external store.

	Site Address/Location:
	West Bank, 2 Orchard Villas, Grindleton Road, West Bradford BB7 4SU.

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received.  

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	N/A

	

	CONSULTATIONS: 
	Additional Representations.

	No comments received. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations

National Planning Policy Framework (NPPF)


	Relevant Planning History:

No relevant planning history. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a residential dwelling located within the defined settlement of West Bradford.  The property is located at the western extents of a small cluster of residential dwellings fronting both Grindleton Road and Clitheroe Road. The property’s principal elevation overlooks West Bradford Conservation Area, however, lies on no designated land. 


	Proposed Development for which consent is sought:
Consent is sought for the removal of a flat roof belonging to an existing external store and its replacement with a pitched roof. The roof profile will match that of an existing extension at the rear of the property, measuring approximately 2.3 metres and 3.9 metres at eaves and ridge respectively. Two rooflights will also be added to the pitch of the roof with uPVC patio doors introduced to the rear elevation of the store.


	Impact Upon Residential Amenity:

The application proposes alterations to the roof of a pre-existing store only and offers no issue in respect of overlooking insofar as that the two rooflights to be installed do not possess the capability to allow for overlooking such is their modest scale and siting. It is noted that the two proposed doors will also feature some glazing, however, the outlook they are considered to offer is deemed minimal such is the limited field of view afforded and the nature of the use of the room to which the doors will serve.

A new roof profile as proposed on this part of the extension will add additional massing to the building which has also been considered in respect of its overbearance or capacity to cast shadow onto neighbouring properties. By virtue of the limited depth of the existing roof being altered (approximately 1.2m) and the presence of neighbouring structures along the shared boundary which match and project to the same extent as that of the application property, no issues are identified.


	Visual Amenity/External Appearance:
 
The visual amenities of the area will remain unaffected from the proposed development such are the negligible changes proposed. The eaves height, pitch and ridge height of the roof in addition to the natural slate proposed will both match that of the existing extension at the rear of the property, allowing the roof to integrate with the existing built form to which it will relate in accordance with policy DMG1 of the Core Strategy. The neighbouring dwelling had an identical roof alteration approved under application 3/2022/0821. Should that consent be implemented, the development as a whole will read as more cohesive and will benefit from an element of symmetry. 

Otherwise, the application proposes a very small level of development which will be largely non-visible from the public realm and consequently is insignificant relative to the visual amenities of the host property or surrounding area. 


	Highways and Parking:

No highways implications identified. 


	Landscape/Ecology:

No ecological constraints. 


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and 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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