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	Development Description:
	Proposed first floor side extension and single storey rear extension. 

	Site Address/Location:
	43 St Mary’s Gardens Mellor BB2 7JW

	

	CONSULTATIONS: 
	Parish/Town Council

	No comments received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Comments received on 06/12/2021 – No Objections. 

	CONSULTATIONS: 
	Additional Representations.

	No comments 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 Site History


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Location:

The application relates to a semi-detached property in the North-East of St Mary’s Gardens within the settlement of Mellor. The property features white render, with concrete roof tiles, slate roof tiles for the porch and white UPVC windows. The site is in a primarily residential area, with access to Mellor Lane and is situated to the South-West of Mellor Community Centre. 


	Proposed Development for which consent is sought:

Consent is sought for the erection of a gable first floor extension, with a tiled roof and white rendered exterior. This will measure approximately 4m in height over the existing single storey, resulting in a maximum height of 7m on the front elevation and 8m on the rear elevation, falling around 0.5m from the existing ridge line. It will span approximately 5.5m and will feature an overhang of around 0.8m off the existing extension. White UPVC windows will be situated on the Eastern and Western elevations, and the extension will be constructed using white render and concrete roof tiles. 

Consent is also sought for the demolition of the existing conservatory and the construction of a lean-to roof rear extension, which will nearly span the width of the dwelling at 8m in length. The maximum height of the extension will measure at approximately 4.5m from ground level on the Western elevation, 4 Velux windows will be installed into the roofscape, and the eaves will fall at a height of 3.5m. The proposal will also feature white rendered walls, concrete tiles and PVC windows and doors. 

The application also requires permission for the construction of a decked area to the rear of the property. It will project approximately 1.5m from the proposed extension and measuring around 6.5m in width along the West elevation. The decking will be sited approximately 1m from ground level, with the balustrade taking the total height to roughly 2m. It will be accessed from the doors in the proposed kitchen/dining space, with stairs leading into the rear garden. 


	Principle of Development:

The proposal contains domestic alterations to a dwelling and is acceptable in principle subject to an assessment of the material planning considerations.


	Residential Amenity:

The neighbour due South of the application site is No.44 St Marys Drive, which will fall approximately 3m away from the proposed first floor extension. Windows on the side elevation of the neighbouring property will face the scheme, nevertheless desktop analysis shows that due to the development being situated to the North, the sun path means there will be no opportunity for overshadowing on the windows facing the proposed second storey. A new window will also be positioned on the side elevation of the application site in the planned kitchen. However, it will not provide new opportunities for loss of privacy due to it fronting a blank wall. 

Regarding neighbouring property No.42, the proposed rear single storey extension will be sited in a similar position to the existing conservatory on the application site. Due to the change in topography between the two dwellings, and an existing boundary treatment of a high fence, a proportion of the extension will be screened from the neighbour. The design of the extension proposes for no windows to be built into the side elevation facing the neighbouring conservatory, and as the extension will be replacing an existing conservatory, the level of impact on residential amenity will be considered acceptable. The proposed decking will provide some opportunities for overlooking, however considering the height differences and the boundary fence, the decking is not considered to encourage more opportunities for overlooking or loss of privacy for the occupants at No.42. 

A high boundary hedge divides the application site from neighbouring properties situated to the rear of the development. With this considered, along with the separation distance of approximately 17m, impact on residential amenity because of the application proposal will be low. 


	Visual Amenity/External Appearance:

Ribble Valley Core Strategy Policy DMG1 states that “development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature”. Furthermore, emphasis is placed on visual appearance and the relationship to surroundings.  

The proposed extension on the front elevation of the property features a gable end extension, sited approximately 0.5m below the existing ridge line, and by using roof tiles, render, and UPVC windows that match the existing, it will make the extension remain subservient to the main dwelling. As the first-floor extension will be built over an existing flat roof extension, the width proposed is considered acceptable. It will alter the appearance of the property and general street scene, however as surrounding properties comprise of different designs with a mixture of housing types, the application would not be considered to have a harmful affect on the visual amenity of the surrounding area. 

The single storey extension to the back of the property will feature a lean-to roof, measuring approximately 3.5m at the eaves, and 4.5m in total height. The development would have an outward projection of approximately 3m with a width which would nearly span the entire width of the main property. Furthermore, the development would be sited to the rear of the property outside of the public realm and as such the visual impact of the extension would be low. The proposed extension will also consist of matching materials to allow optimal visual integration with the property. 

The proposed decking area to the rear of the property will not be visible from the adjacent highway and will therefore have minimal impact on the visual amenity of the area. 


	Landscape/Ecology:

No ecological constraints were identified in relation to this proposal. 


	Highways:

Lancashire County Council Highways have been consulted on the proposal, and despite the shortfall of a parking space on site, the LHA would not advise a refusal on the basis of a shortfall of one parking space, given the existing situation on-street. Therefore, LHA have concluded that the proposed development would not have a significant impact on highway safety, capacity or amenity in the immediate vicinity of the site. 


	Observations/Consideration of Matters Raised/Conclusion:

It is therefore concluded that the proposed development will not result in any significant impact on the residential or visual amenity of the area. With all the above taken into consideration it is recommended accordingly.


	RECOMMENDATION:
	That planning consent be granted. 
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