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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed demolition of existing bungalow and garage and construction of replacement bungalow and garage. (resubmission of 3/2023/0294). 

	Site Address/Location:
	70 Mellor Brow, Mellor BB2 7EX. 

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to conditions. 

	

	CONSULTATIONS: 
	Additional Representations.

	No comments received. 

	

	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
Policy DME3:	Site and Species Protection and Conservation

National Planning Policy Framework (NPPF)


	Relevant Planning History:

2023/0294 – Proposed demolition of existing bungalow and garage and construction of replacement bungalow and garage. (approved with conditions).

1993/0288 – New window opening in Western Elevation (approved with conditions). 

1992/0679 – Single Storey rear extension (approved with conditions) – PD removed for new window openings and doors in the Western Elevation. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The proposal relates to a detached bungalow in Mellor. The application property benefits from a driveway to front of the dwelling and large garden to the rear. The surrounding area is predominately residential, the dwelling itself is within open countryside with a small section of the front garden being within designated Green Belt. 


	Proposed Development for which consent is sought:

Consent is sought for the demolition of the existing bungalow and associated detached garage. A new bungalow of a slightly increased scale is proposed in its place with the erection of a new detached garage and raised terrace to the rear.  This application is a resubmission of application 2023/0294 and seeks to make minor alterations to the original consent. 

The most significant alterations are as follows. 
· Garage will be faced in white render as opposed to buff facing brick. 
· The raised patio will be constructed in natural stone rather than blue/grey brick. 
· Excavation works will be carried out to allow for a garden store underneath the raised patio, this will provide 2m head height. 
· Reduction in floor level and subsequent reduction in eaves and ridge height. 


	Impact Upon Residential Amenity:

In accordance with policy DMG1 of the Ribble Valley Core Strategy all development must:

· Be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials. 
· Consider the density, layout and relationship between buildings, which is of major importance. Particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities.
· Not adversely affect the amenities of the surrounding area. 
· Provide adequate day lighting and privacy distances.

The two properties with the potential to be impacted by the proposal are the neighbouring No.68 and No.72 Mellor Brow. Given that No.68 is positioned forward of the existing dwelling, and the principal building line of the proposed dwelling is consistent with the existing, it is not considered that the proposed will have any increased impact in regard to loss of light or overbearing impact for the neighbouring receptors of No.68. 

The proposed new dwelling will comprise a larger footprint, with the bulk of the increase projecting off the western side and rear elevations. The existing dwelling is positioned 6.9m from the adjoining shared boundary with No.72, the new dwelling would, due to the increased footprint, be sited 2.9m from the boundary. This decrease in the spacing between dwellings is not considered a concern given the existing orientation and difference in levels of both dwellings. In addition, the overall height of the building will be reduced, and it is still considered that there is a sufficient distance between properties so that no loss of light would be inflicted as a result. 

The application dwelling hosts an elevated position creating potential for overlooking into the neighbouring garden from the raised terrace. This issue has been addressed via the introduction of a privacy screen to the western side of the terrace. This mitigates the risk for loss of privacy and as such it is not considered there would be any significant impact on residential amenity that would warrant refusal. 


	Visual Amenity/External Appearance:

The proposed replacement dwelling will comprise a slightly increased footprint, with the bulk of the increase being sited at the side and rear elevations. Visually, the principal elevation will remain largely consistent in terms of scale and design as the existing dwelling and as such will not host visual dominance within the street scene. Given the varying styles of property in the vicinity, the proposed new dwelling is not considered excessive by virtue of scale, despite the increased footprint. In regard to materials, the new dwelling will comprise of natural stone and render elevations, grey uPVC/aluminium windows and slate roof. Whilst these materials are not consistent with those found on the existing dwelling, they are considered in keeping with the area and other properties in the vicinity. As such, the new dwelling will integrate sufficiently into the street scene and not have an adverse impact on the visual amenities of the area. 


	Highways and Parking:

LCC highways raise no objection to the proposal subject to the imposition of conditions relating to the parking and turning facilities and the introduction of an electric charging point. There is a further condition recommended regarding submitting a construction management plan to the LPA, however given the small scale of the development it is not deemed that this be necessary. In conclusion, it is not considered that the proposal will have any significant adverse impact on highway safety or amenity. 


	Landscape/Ecology:

A preliminary Bat Roost assessment was conducted at the application site on 08/05/2023. It concluded that there was no evidence of bats present and that the building offers negligible roosting potential. It is however considered that there is an opportunity to boost roosting potential in the area via the introduction of artificial bat boxes.


	Other Matters:

The proposed alterations to materials are considered in keeping with the area, and do not significantly affect the overall visual appearance of the dwelling in comparison to that approved under application 23/0294. The decrease in floor height and subsequent reduction in eaves and ridge height is considered a betterment, it will further reduce any impact on neighbouring properties. The garden store is largely out of sight and does not significantly affect the external appearance of the dwelling, given its low position and non-prominent siting. 


	Observations/Consideration of Matters Raised/Conclusion:

The proposed new dwelling by virtue of its scale and design will not have any significant adverse impact on either residential or visual amenity. The alterations made to the original approval 3/2023/0294 will have no adverse impact on residential or visual amenity. As such, 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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