


	Report to be read in conjunction with the Decision Notice.

	

	Application Ref:
	3/2021/0565
	[image: ]

	Date Inspected:
	21/04/2021
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVED

		

	Development Description:
	Leaside Mire Ash Brow Mellor BB2 7EZ

	Site Address/Location:
	Proposed two storey extension set down from ridge of main house and alterations to regenerate the existing bungalow.

		

	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	[bookmark: _Hlk42509783]

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:
Key Statement EN1 – Green Belt
Policy DMG1 – General Considerations
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework

	Relevant Planning History:
3/2021/0270 - Proposed reconfiguration of existing three-bedroom dwelling including two-storey, flat-roof glass extension to side and glazed link to existing garage which is to be used as a bedroom. Resubmission of 3/2020/0590. Refused.

3/2020/0590 - Proposed reconfiguration of existing three-bedroom dwelling including two-storey, flat-roof glass extension to side and single-storey, one-bedroom annex to side. Refused. Appeal dismissed.

3/1996/0531 - Kitchen & conservatory extensions and re-roofing. Approved.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The application relates to a detached bungalow located in the designated Green Belt to the south-west of the settlement of Mellor Brook. The existing property is on the north side of Mire Ash Brow and is faced with stone and render.


	Description of Proposed Development:
The application seeks consent for the erection of a two-storey gable extension to the west elevation of the dwelling projecting around 3m from the main building. The development would require the removal of an existing conservatory extension. 

The proposed extension would match the eaves and ridge height of the main dwelling. The work would also include modernisation of the existing property to incorporate a new external random stone and render finish and the introduction of modern glazed elements on the south and west gable elevations.


	Principle of Development:
The application site lies in the designated Green Belt and therefore Key Statement EN1 of the Core Strategy and national Green Belt policy contained in the Framework is engaged.

The National Planning Policy Framework (NPPF) states that there is a general presumption against inappropriate development in the Green Belt and advises that when considering any planning application, local planning authorities should ensure that substantial weight is given to any harm to the Green Belt. 

As set out in the NPPF and Key Statement EN1 of the Ribble Valley Core Strategy, the essential characteristics of Green Belts are their openness. NPPF paragraph 145 states that the construction of new buildings is inappropriate in Green Belt. However, the extension or alteration of a building that does not result in disproportionate additions over and above the size of the original building is considered an exception where they preserve the openness of the Green Belt and do not conflict with the purposes of including land in Green Belt. Development which is harmful to the Green Belt should only be permitted in ‘very special circumstances’ and these will not exist unless the potential harm to the Green Belt by reason of inappropriateness, and any other harm, is clearly outweighed by other considerations.

The NPPF defines ‘original building as ‘a building as it existed on 1 July 1948 or, if constructed after 1 July 1948, as it was built originally’. Therefore, any extensions built since 1948 cannot be used to justify additional floor space or volume. 

In assessing this application, I am mindful of the recent Inspector’s decision to dismiss proposals to extend the property. The Inspector clarified the position in terms of the ‘original building’ stating that “the conservatory and the garage are not part of the original building”.

The application which is now submitted has fundamentally altered the scale and design of the extension(s) that were previously refused in favour of a more traditional gable extension. According to the supporting statement, the development would result in a 26.8% increase in volume of the original building taking into account the Inspectors position. The design has significantly reduced the bulkiness and volume of the proposals such that they are now considered to be proportionate to the size of the original dwellinghouse.


	Design and Appearance:
Its terms of design, Policy DMG1 of the Core Strategy requires that there be a good visual relationship between the main dwelling and any subsequent additions. Additions should be sympathetic to the existing dwelling ‘in terms of its scale, massing, style, features and building materials’. 

The proposals would result in the renovation of the property to improve its overall appearance. The proposed external materials and contemporary glazed elements raise no design concerns.


	Effect on Residential Amenity:
The residential property to the north-east is Myre Ash and to the south-west is Balshaw Fold Farm. The application property has a generous garden area. Given the separation distances between properties there would be no unacceptable impact on light, outlook or privacy arising from the proposals.


	Ecology:
The application is supported by a bat roost assessment report. There is no evidence of bats within the existing building.


	Conclusion:
The proposals would not result in disproportionate additions over and above the size of the original building and there would be no harm to Green Belt openness. As such, it is recommended that consent be granted.


	RECOMMENDATION:
	That planning consent be granted.
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