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	Development Description:
	Proposed two-storey extension to (north) side elevation, single-storey extension to the (south) side elevation and conservatory to the (east) rear elevation. Resubmission of 3/2023/0179.

	Site Address/Location:
	4 Branch Road, Mellor Brook, Lancashire, BB2 7NU

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received in respect of the proposal. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections.

	

	CONSULTATIONS: 
	Additional Representations.

	One letter of representation has been received in regard to the proposal. The concerns addressed within the letter relate to the potential loss of daylight as a result of the proposed two storey side extension. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement DMI2:	Transport Considerations

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2023/0179: Proposed two-storey extension to (north) side elevation, single storey extension to (south) side elevation and conservatory to (east) rear elevation (Approved)

3/2012/0260: Raising of rear eaves level and erection of first floor extension over part of existing single storey flat roof extension – resubmission (Approved)

3/2011/0725: Proposed first floor bedroom over the existing ground floor extension (Refused and appeal dismissed)

3/2003/0453: Change of use of former newsagent/ domestic property back to solely domestic use only (Approved)

3/1992/0405: Internally illuminated double sided projecting sign (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached two-storey property at no.4 Branch Road, situated close to the junction with Preston New Road. The property features an existing single storey and first floor rear extension, along with an integral garage to the northern side elevation of the dwelling which has been converted into an office/utility area. The site is located within the defined settlement boundary of Mellor Brook, with the rear garden area of the property backing on to land designated as Green Belt where a Public Right of Way (FP80) allows public views of the site. 


	Proposed Development for which consent is sought:

The application is a resubmission of a previously approved application (3/2023/0179) for the construction of a two-storey extension to (north) side elevation, single storey extension to (south) side elevation and conservatory to (east) rear elevation. 

This application seeks full consent for an alteration/ variation to the previously approved extant consent which would involve an increase in the footprint of the proposed single storey extension to the south facing side elevation of the application dwelling. The depth of proposed single storey addition would be increased by 2.64m, from 7.015m to 9.655m, whilst the width, height and materiality of the proposed extension would remain the same.  

The proposed two-storey side extension and rear conservatory are also to remain the same as the previously approved scheme. 


	Principle of Development:

The proposal relates to domestic extensions and alterations to an existing residential dwelling and is therefore acceptable in principle subject to an assessment of the material planning considerations. 


	Impact Upon Residential Amenity:

The proposed two-storey side extension and conservatory to the rear would remain unchanged from that of the previous extant consent. As such any resulting impact upon nearby residential amenities would remain the same in regard these elements of the proposed development, subject to a condition being attached to the accompanying decision notice stating that the window in the north facing elevation of the two-storey extension be obscurely glazed and non-opening as per the original planning consent. 

In respect of the proposed single storey side extension, the depth of the proposal would be extended by 2.64m. Despite this, the proposed addition would not extend beyond the rear elevation of the existing property and the outward projection (2.35m) and height (2.895m) of the development would remain the same as the previously approved scheme. The proposed development would therefore remain over 5m from the north facing side elevation of no.2 Branch Road and adequately screened by the existing boundary treatment. Furthermore, no new window openings are proposed to be incorporated within the external elevations of the extension and therefore no new opportunities for direct overlooking or loss of privacy are anticipated as a result of the works proposed. In view of the above, the proposed development would not result in any significant or measurable harm upon any existing nearby residential amenities that would exceed the previously approved scheme and warrant the refusal to grant planning permission. 


	Visual Amenity/External Appearance:

The external appearance of the proposed two-storey side extension and conservatory would be unchanged from that of the previous planning consent and would therefore result in no greater harm upon the visual amenities of the host property or the surrounding area. 

Whilst the depth of the proposed single storey side extension would be increased, the development would be set 0.45m from both the front and rear elevation of the existing property and would be of a size and scale appropriate to that of the existing dwellinghouse, with the proposal increasing the footprint of the development by just 6.2 metres squared. In addition to this, the width, height, fenestration configuration and materiality of the proposed extension would remain unchanged from that of the previously approved scheme and therefore it is not anticipated that the proposed amendment would result in any significant measurable harm upon the visual amenity of the host property or the surrounding area.


	Highways and Parking:

Lancashire County Council Highways have been consulted in regard to the proposal and raised no objections. As such, the proposed development is considered to be acceptable in regard to highway safety and parking. 


	Landscape/Ecology:

A daytime bat survey was undertaken at the site, dated 4th April 2023. The survey concluded that no bats or evidence of bats were found during the daytime inspection and the property has negligible potential for night roosting and a low potential for day and hibernation roosting. Despite this, a cautionary approach is advised. As such, any removal or disturbance of potential roost features such as soffits and roof coverings should be done carefully by hand and in the event that any bats are discovered, disturbed or harmed during the development, all work must cease immediately, and further advice sought from a licenced ecologist. 

In regard to nesting birds, no birds’ nests or bird nesting material were found during the survey. However, it was concluded that there is a high potential for nesting birds to utilise the boundary vegetation including Leylandii trees, ivy and privet hedges during the bird nesting season. This vegetation is close enough to the proposed development site to be subject to disturbance during the proposed works. The proposal would also include the removal of 2no. trees within the rear garden area of the site, located towards the north-eastern corner of the dwellinghouse. Whilst these trees are not considered to be of significant ecological importance and there are no Tree Preservation Orders associated with the site, the submitted bat survey did identify these trees as a potential bird nesting area. 

As such, no construction work, including the removal of vegetation, should be carried out within of the bird nesting season (1st March – 31st August inclusive) unless a nesting bird survey carried out immediately prior to any works, by a licenced ecologist, confirms the absence of nesting birds. A letter from the ecologist confirming the absence of nesting birds should be submitted to the Council within one month of the survey being undertaken. It is also advised that if birds are found to be nesting within or in close proximity to the work area, all work must cease immediately, and an exclusion area established to prevent disturbance. The extent of the exclusion area should be determined by a licenced ecologist and works should only proceed upon confirmation from a licenced ecologist. Monitoring for nesting birds should continue for the duration of the works thereafter. 


	Observations/Consideration of Matters Raised/Conclusion:

The proposed development would not result in any significantly detrimental harm upon the visual amenities of the host property, or the surrounding area and no measurable harm is anticipated in relation to nearby residential amenities. 

As such, for the above reasons and having regard to all material considerations and matters raised, the application is recommended for approval.


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