
DELEGATED ITEM FILE REPORT - APPROVAL
	Ref: AB
	

	Application No: 
	3/2015/0854

	Site:
	64 Branch Road Mellor BB2 7NY

	Development Proposed:
	Proposed rear and side extensions, front porch and bay window.

	Target:
	17th December 2015

	CONSULTATIONS: Town/Parish Council

	Parish Council: No objection

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways: None received

	CONSULTATIONS: Additional Representations

	No representations have been received

	RELEVANT POLICIES:

	Ribble Valley Core Strategy
Policy DMG1 – General Considerations
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework

Section 7 – Requiring Good Design

	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	This application relates to the erection of side and rear single storey extensions, front porch and bay window at 64 Branch Road, Mellor. The application property is a large detached two-storey dwelling located on the east side of Branch Road. There is a large paved driveway to the front of the building and a carport on the south (side) elevation. There is also an integral garage on the south side of the front elevation. To the rear is a private garden area. The area is of typical suburban character and the wider locality is predominantly residential. The immediate area is typified by detached and semi-detached properties in a range of styles. The matters for consideration in the determination of this application involve an assessment of the effects of the development on visual amenity and the amenities of nearby residents. 
The application proposes to convert the integral garage into living accommodation. To the front of the property a small porch with a lean-to roof would be erected along with a bay window to match the existing bay window on the north side of the principal elevation. The mono-pitched roof of the porch would continue across the bay window. On the south side of the building the existing carport would be removed and an attached garage and store would be built measuring 2.7m x 9.0m. It would have a hipped roof design with a ridge height of 3.9m. At the rear of the application property it is proposed to erect a single storey rear kitchen extension with a rearward projection of 5.5m and a width of 5.8m. On the northern side of the rear elevation would be erected a 1m long extension with bay window which would adjoin the proposed larger extension. It is also proposed to remove an existing chimney and install three new roof lights.
The application dwelling is set back from the highway and is not readily visible due to a high hedge along the front boundary and trees within the front garden. As such, the proposed alterations to the front of the building would not be prominent in the streetscape. The proposals to the front of the building are a subservient addition and there is no distinct building line or homogeneity in the area. The additions and window openings would respect and sympathise with the design of the existing building and are considered acceptable. The garage and store extension proposed on the south flank wall would be set back from the front elevation of the property by around 400mm and would be subordinate to the main dwelling. To the rear the kitchen extension would have a projection of 5.5m however; there is a sizeable garden to the rear and therefore the extension would not result in overdevelopment of the plot nor is it considered that the cumulative impact of the numerous extensions would overwhelm the original dwelling. The extensions to the side and rear would have hipped roofs to complement the host dwelling are accord with Core Strategy Policy DMG1 subject to the use of appropriate materials. The removal of a chimney and introduction of roof lights in the main roof does not raise any concerns. 
With regards to the potential impact on adjacent neighbours, there are no habitable room windows facing the proposed development on the side elevation of no.62 Branch Road to the north. Furthermore, there are no windows proposed on the south side of the extensions facing this neighbouring dwelling. In addition, the proposals would not harm the residential amenity of the occupiers of no.66 Branch Road to the north or neighbours to the rear of the site. The existing hedgerow and shrubs along the boundaries provide ample screening to avoid any overlooking or loss of privacy.
The proposals would result in loss of the integral garage at the application property. The property will remain a three-bedroom property and therefore there is an off-street parking requirement for two vehicle spaces within the site. There is considered to be sufficient space within the site for two vehicles and to provide for turning facilities to allow vehicles to enter and leave in forward gear.
Taking into account the above, it is considered that the proposed development would not result in harm to the appearance of the existing building and the surrounding area nor would it result in harm to the amenity of neighbouring residents. All facing materials should match those used in the construction of the main dwelling unless otherwise agreed in writing with the LPA. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION: Approve Full Planning Permission


Ribble Valley Borough Council  
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Note: This report needs to be read in conjunction with the Decision Notice.








