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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed rear extension to facilitate car port and first floor garden room with decking to the existing residential annex. Internal alterations to change the garage to 2 bedrooms, en-suites and a utility room with access to the car port. First floor to have an open plan kitchen, dining, sitting area and WC.

	Site Address/Location:
	Cockerham Hall Saccary Lane Mellor Lancashire BB1 9DL

		

	CONSULTATIONS: 
	Parish/Town Council

	Mellor Parish Council has considered this application & whilst the Parish Council does not wish to raise a specific objection to the application, they wish to raise the following points:

· One aspect of this application that doesn’t seem to have been addressed is whether the main property is a Listed Building, in which case Listed Building Consent would be required, usually as a separate application.  When the property was advertised for sale, the particulars stated it was Grade 2 listed - Dream properties - Cockerham Hall Farm, Mellor | Great British Life I cannot find details of the listing, and perhaps the previous owners made that statement in error, however this should perhaps be drawn to your, RVBC’s attention. I have looked on RVBC Listed Buildings Notes & Index, but this gives insufficient detail and appears to be an old document.
· Mellor Parish Council wishes to also point out that a public footpath runs through the property directly past the proposed development area, and it may be that there should be a condition ensuring that access is maintained during any building works.


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections raised in respect of the proposal. 

	CONSULTATIONS: 
	Additional Representations.

	No letters of representation received in respect of the application.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG5 – Residential and curtilage extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

No recent planning history directly relevant to the determination of the application.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to an existing detached two-storey residential annex located off Saccary lane, Mellor.  The site is located outwith any defined settlement, being in land that benefits from an open countryside designation.  The area is largely rural in character being defined by sporadic dwellings, all fronting Saccary Lane.  The application property is part-faced in natural stone with the west-facing elevation being faced in render.  


	Proposed Development for which consent is sought:

The proposal seeks consent for the erection of a rear extension on the west-facing elevation of the building.  It is proposed that the extension will be two-storeys in height, accommodating a car-port at ground-floor level with a garden room being accommodated at first-floor level.  The proposal also seeks to reconfigure the internal layout of the dwelling by omitting an existing ground-floor garage to accommodate two-bedrooms with en-suite facilities.

The proposal will result in the increase in the level of internal habitable accommodation from that of a one-bedroomed annex to that of a two-bedroomed annex, all of which will be accommodated at ground floor, with all other primary habitable floorspace being accommodated at first-floor level.

The proposed garden-room created at first floor will benefit from direct access on to a partially raised terrace area with glass balustrading which will be erected on the west facing elevation of the proposed extension.


	Impact Upon Residential Amenity:

Taking account of the distance of the annex from any nearby residential dwellings, save that of the primary dwelling to which it relates, it is not considered that the proposal will result in any undue impact upon existing or future residential amenity.


	Visual Amenity/External Appearance:

It is proposed that the extension will be of a gabled appearance being partially faced in stone.  The majority of the extension will be glazed allowing it to benefit from a visually lighter appearance than that of the main body of the dwelling, which when read in concert with the lower ridge and eaves height, allows the extension to remain visually subservient.

It is accepted that the design of the proposed extension is of a more contemporary language than that of the existing dwelling.  However, given that the proposed extension employs traditional archetypes and forms, it is considered that the proposal will be read sympathetically, not only upon the landscape, but also as a sympathetic addition to the dwelling.

Taking into account the proposed elevational language of the proposed extension, it is not considered that the proposal will be of detriment to the character or visual amenities of the area or that of the parent building.


	Landscape/Ecology:

Given the nature of the proposal, the application has been accompanied by a Bat Survey which concludes the following:

The removal of the existing terrace and the abutment of the new extension with the existing west gable wall which will result in minimal disruption to the building is highly unlikely to disturb or pose a threat to any local bat population. Bat habitat is not being removed and the scale of the extension will not impact on any forage or commute route in the locality. 

As such it is not considered that the proposal will have any undue impact upon protected species, as such no mitigation is required. 


	Other Matters:

It is noted that Mellor Parish Council have raised concerns that the application building is Grade II listed.  However, it is confirmed that the building is not a designated heritage asset and does not appear on the Historic England listings.


	Observations/Consideration of Matters Raised/Conclusion:

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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