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	Development Description:
	Proposed construction of a two-storey extension to the rear.

	Site Address/Location:
	Lower Abbott House Abbott Brow Mellor BB2 7HU

	

	CONSULTATIONS: 
	Parish/Town Council

	No comments received

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	N/A

	CONSULTATIONS: 
	Additional Representations.

	One representation has been received and the concerns raised are summarised as:
The area is prone to surface water flooding and it should be ensured that the development does not exacerbate this. 
The extension would result in a building which is large enough to be subdivided into two dwellings. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DS1: Development Strategy 
Policy DS2: Sustainable Development 
Policy DMG1: General Considerations 
Policy DMG2: Strategic Considerations 
Policy DME2: Landscape and Townscape Protection 
Policy DME3: Site and Species Protection and Conservation 
Policy DMH5: Residential and Curtilage Extensions 

National Planning Policy Framework (NPPF)

	Relevant Planning History:
None relevant

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The dwelling is a stone built detached dwelling located adjacent to a car sales / repair garage close to the 
junction of Abbot Brow with the A59 Longsight Road and is within the defined settlement boundary of 
Osbaldeston. It is located at approx. a 45 degree angle to the road with rising land to the rear and tree cover around the boundaries of the property. 

	Proposed Development for which consent is sought:
The application seeks consent for the construction of an extension to the rear of the property. This extension will be constructed on the site of a range of outbuildings and will be offset at roughly a 45 degree angle to the main house with link between the two elements. 

	Principle of Development:
The site is not within a conservation area, greenbelt or AONB and there are no protected trees on the site. As such in principle extensions ancillary to the dwellinghouse are considered to be acceptable in principle subject to an assessment of the material planning considerations.

	Residential Amenity:
The nearest residential properties to the site are a row of cottages on the opposite side of Abbot Brow, given the location of the extension in relation to these there will be no impact on their amenity. To the South East of the site on the same side of the road is Calf House Farm, which is over 70 metres away from the site of the extension. Therefore, it is not considered that the proposal will result in any loss of amenity for the occupants of the surrounding dwellings. The windows to the western elevation will be glazed with obscure glazing to protect the privacy of the occupants given the proximity to the garage. 

	Visual Amenity:
The scheme presented is for a two storey rear extension to the property with glazed link, it is a modern design in direct contrast to the traditional features of the host property. The separation of the two structures via the glazed link will give visual separation of the old and new elements and it is considered that this will ensure that the traditional features of the main property are not lost. The rear of the site is visible from Abbot Brow, but on the approach from the rear side this is screened somewhat by the topography and tree cover. To the west side it will be located directly adjacent to the wall of the car repair / sales garage It is considered in the location shown that the extension will have a limited visual impact on the street scene and will not be a dominant feature in long distance views. 

It is noted that the extension has been designed to be slightly lower than the ridge of the host property, is narrower and shorted so that it appears more subservient. The removal of outbuildings will further mitigate against the impact of a large extension and it is noted that the volume increase is approx. 31% including the removal of outbuildings which is not felt to be excessive. 

A condition will be imposed preventing the extension from being severed and occupied independently of the main house given the extent of living accommodation proposed and physical separation from the main house. This should also address the concerns of the objector.  However, the floor plan indicates that neither the old or new parts of the dwelling as shown would be capable of independent occupation as there is only one kitchen and it is explained that the extension will provide extra family living accommodation to care for a disabled person. 

	Highways:
LCC highways have not raised any objections to the proposal as the dwelling will be served by an adequate number of off-street parking spaces. They have requested a condition to ensure that these are provided prior to the occupation of the development. 

	Ecology / Trees:
There are no protected trees affected by the development or other ecological constraints identified.  


	Flood Risk:
The site is not in an area of high flood risk and given the scale of the development no flood risk assessment is required. However, it should be noted that a search revealed it is in an area at risk of surface water flooding and comments with respect to this have also been made by the objector. The agent is aware and has advised that 
some works have recently been undertaken by LCC to address any risk of surface water backing up on Abbots Brow. It is understood that this work is now complete. 

	Observations/Consideration of Matters Raised/Conclusion:
The concerns of the objector are noted and the material planning issues raised as discussed in the appraisal. The proposal presented is considered to be an appropriate form of development in this location and does not directly conflict with any of the relevant core strategy policies. As such it is recommended accordingly. 

	RECOMMENDATION:
	That planning permission is granted. 



image1.jpeg
&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk




