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	Date Inspected:
	15/07/2016
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Two storey extension to side of house and erection of porch to front

	Site Address/Location:
	83 St Marys Gardens Mellor BB2 7JP

	


	CONSULTATIONS: 
	Parish/Town Council

	Mellor Parish Council: No material objections to this application. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The proposal raises no highway concerns and therefore Highways raise no objection to the proposal on highway grounds. 

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DME3 – Site and Species Protection and Conservation

Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)

	Relevant Planning History:

N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application dwelling is a two store demi-detached dwelling, faced with brick walls and concrete roof tiles and white UPVC window frames and doors. The application site is located within the settlement of Mellor, immediately adjacent to the churchyard of the Grade II listed St Mary’s Parish Church. The application property is located in a residential area typified by semi-detached dwellings of a similar age, design and construction. 

	Proposed Development for which consent is sought:

Consent is sought got the erection of a porch to the front elevation and the erection of a two storey side extension at 83 St Marys Gardens, Mellor. The proposed porch will project 1.350m from the principle elevation of the dwelling and have a width of 2.025m. It will have a pitched roof with an eaves height of 2.85m and a ridge height of 3.45m. The proposed two storey side extension will project 3.7m from the side elevation of the dwelling and have a length of 6.015m. It will be set back/in 225mm from both the principle elevation and the rear elevation. It will have an eaves height of 5.3m and a ridge height of 7.950m, the proposal will be set down 300mm from the ridge line of the main dwelling. The proposal will be faced with red brick, concrete roof tiles and white UPVC double glazed window frames and doors. 

	Impact Upon Residential Amenity:

The proposed two storey side extension would be located to the side of the application dwelling away from No. 82 St Marys Gardens, Avenue therefore it is considered the development would not adversely harm the residential amenity of this property. The proposed extension would include the insertion of 2 first floor windows to the side elevation; these windows would not overlook any neighbouring property. Therefore it is considered the development would not have an unacceptable impact on the residential amenity of neighbouring properties through loss of outlook or light

	Visual Amenity/External Appearance:

Extensions should be well proportioned and sit comfortably with the original building. It should respect the scale and proportions of the original dwelling and should not overwhelm it. The proposed side extension would be set back from both the front and rear elevations by 225mm, it will also be set down 250mm from the ridge height of the main dwelling. Therefore, it is considered that the proposed development would appear subordinate to the main dwelling and would accord with policies DMG1 and DMH5 of the Ribble Valley Core Strategy

The application property is located in a prominent location. Other similar extensions have been approved in the area but these are located in more conspicuous locations. However, it is considered tehat the proposed two storey side extension would not be so detrimental as to warrant a refusal given that the size and scale of the extension would not dominate the original dwelling and respects its proportion, form and detailing.

It is proposed to use red brick, concrete roof tiles and white UPVC window frames and doors; it is considered that matching materials would maintain coherence between the main dwelling and the proposed development. It would not result in any harm to the appearance of the host dwelling or the surrounding area and would accord with Ribble Valley Core Strategy Policies DMG1 and DMH5.

	Landscape/Ecology:

A Scoping survey (European Protected Species) was submitted as part of the application which found no evidence of bats or nesting birds using the property and concludes that the proposed works are unlikely to cause disturbance to bats or nesting birds, result in the loss of a bat roost or a nesting bird roost or cause injury or death to bats or nesting birds.

	Observations/Consideration of Matters Raised/Conclusion:

In conclusion, the proposal would not result in any significant harm to the character and appearance of the host dwelling or the surrounding area, nor will it cause any significant harm to the amenity of neighbouring properties.  Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be approved.


