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	Date Inspected:
	17/08/2018
	

	Officer:
	HM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Single storey garage extension to front.

	Site Address/Location:
	Watercliffe Cottage 10 Mellor Brook Mellor Brook BB2 7PH

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections have been received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection towards this proposal on highway grounds.                             

	CONSULTATIONS: 
	Additional Representations.

	No additional representations have been received.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:
Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMH5 – Residential & Curtilage Extensions

National Planning Policy Framework (NPPF)

	Relevant Planning History:

No relevant planning history.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is a large detached cottage located within the centre of Mellor Brook approximately 1km north west of the settlement of Mellor. The property is located with Whalley Road and Mellor Brow to the immediate north and south of the application property. The application property is a two storey stone built dwelling with a single storey extension to the side.

	Proposed Development for Which Consent is Sought:
The application seeks consent for the erection of a single storey garage to the front of the application property. The proposal will extend from the existing side extension and will measure approximately 4m by 7m with a ridge and eaves height of approximately 4m and 2m respectively. 

	Principle of Development:
Policy DMG1 of the Core Strategy state that development should be of a high standard of design and should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials. I am satisfied that the single storey garage extension will be acceptable in principle. 

	Impact Upon Residential Amenity:

The neighbouring property 6 Whalley Road lies to the front of Watercliffe Cottage, with the side elevation of the neighbouring property being approximately 7m from the front elevation of the application property. The proposed garage will result in a distance of approximately 4m between the garage and the neighbour. There are no windows on the side elevation of this neighbouring property and as such the proposed extension is not considered to result in any significant negative impact on the residential amenity of this neighbour. 
The neighbouring properties to the east 1, 3, & 5 The Opening, 8 Whalley Road and 8 Mellor Brook, lie over 4m from the rear elevation of the application property, as the proposal is for a single storey extension to the front of the application property it is not considered to result in any significant impact on the residential amenity of the neighbours to the rear.

	Impact Upon Visual Amenity/ External Appearance:

The proposed garage is to be constructed using corresponding materials to those used within the existing dwelling. The proposal is for a single storey and will remain subservient from the parent property. The proposed garage will be constructed using corresponding materials to those seen on the existing dwelling, namely coursed stonework, blue slate and painted timber door and window frames. The proposed extension by virtue of its size and the materials proposed is not considered to result in any significant negative impact on the visual amenity or character of the surrounding area. 

	Observations/ Consideration of Matters Raised/ Conclusion:

The proposed garage is not considered to have any significant impact on the residential amenity of the neighbouring properties to the east and west. The development is also considered to be in keeping with the existing building and not result in any significant harm to the visual amenity or character of the area. As such it is recommended accordingly. 

	RECOMMENDATION:
	That planning consent be granted.


