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	Development Description:
	Proposed construction of new single storey three-bedroom dwelling in garden, with new access and associated alterations to original dwelling.

	Site Address/Location:
	Moorcot 24 Nickey Lane, Mellor, BB2 7HF.

	

	CONSULTATIONS: 
	Parish/Town Council

	Mellor Parish Council:
	Consulted 7/6/24 – no response received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections subject to conditions.

	

	RVBC Countryside:
	No objections subject to conditions.

	

	United Utilities:
	No objections subject to adherence with standing advice.

	

	Greater Manchester Ecology  Unit (GMEU):
	No objections subject to condition.

	

	CONSULTATIONS: 
	Additional Representations.

	Four objections have been received in relation to the proposal which are summarised as follows:

· Impact of the proposal upon residential amenity 

· Impact of the proposal upon the visual amenities of the area

· Impact of the proposal upon highway safety


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1: Development Strategy 
Key Statement DS2: Sustainable development
Key Statement EN4: Biodiversity And Geodiversity
Key Statement DMI2: Transport Considerations
Policy DMG1: General considerations
Policy DMG2: Strategic Considerations
Policy DMG3: Transport and Mobility
Policy DME2: Landscape And Townscape Protection
Policy DME3: Site and Species Protection and Conservation
Policy DMH5: Residential And Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

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


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to land situated between the residential properties known as No. 24 (Moorcot) and No. 26 Nickey Lane in Mellor. The land parcel subject to this application currently forms part of the domestic curtilage area of Moorcot which lies directly adjacent to the North of the application site, with No. 26 Nickey Lane lying directly adjacent to the South of the site. The application land parcel comprises a rectangular shaped grassed area enclosed by hedges and shrubs which accommodates numerous trees and additional shrubs, with access to the land being from Nickey Lane via a set of timber double gates. The application site forms part of the residential street scene on the Western side of Nickey Lane with additional residential development bordering the Western extents of the site and open countryside to the Eastern extents of the site.


	Proposed Development for which consent is sought:

Planning consent is sought for the construction of a detached single storey three bedroom dwelling. Additional works proposed include the creation of a new vehicle access onto Nickey Lane, associated hard and soft landscaping.


	Principle of development:

Key Statement DS1 of the Ribble Valley Core Strategy seeks to direct the majority of new housing development towards the principal settlements of Clitheroe, Longridge and Whalley with an additional focus towards the Borough's Tier 1 Villages which are considered to be the more sustainable of the Borough's 32 defined settlements. 

In addition, Policy DMG2 states:

‘Development proposals in the principal settlements of Clitheroe, Longridge and Whalley and the Tier 1 Villages should consolidate, expand or round-off development so that it is closely related to the main built up areas, ensuring this is appropriate to the scale of, and in keeping with, the existing settlement'.

In this instance, the application site lies within the defined settlement boundary of Mellor which is identified in the Core Strategy as one of the Borough's Tier 1 Villages. In addition, the proposed dwelling would be  sited in the void between Moorcot and No. 26 Nickey Lane and as such would read as a natural addition to the existing street scene on Nickey Lane, with the proposed dwelling also being of similar size and scale to the existing dwellings within the immediate locality.

Accordingly, the proposal would satisfy the requirements of Key Statement DS1 and Policy DMG2 of the Core Strategy and is therefore considered to be acceptable in principle, subject to an assessment of additional material planning considerations. 


	Residential Amenity:

Paragraph 135 (f) of the National Planning Policy Framework states:

‘Planning policies and decisions should ensure that developments create places that are safe, inclusive and accessible and which promote health and well-being, with a high standard of amenity for existing and future users’.

Furthermore, Policy DMG1 of the Core Strategy requires all proposals for development to consider the effects of development upon existing amenities.

In this instance, the North-eastern and South-western gable ends of the proposed dwelling would share an interface with the South-eastern and North-eastern elevations of Moorcot and No. 26 Nickey Lane at distances of 7.8 and 6 metres respectively. Analysis shows an average separation gap of approximately 3 - 4 metres between the gable ends of properties in the existing street scene on Nickey Lane therefore the more generous separation distances between the proposed dwelling and adjacent neighbouring properties are considered to be acceptable on the basis that these would allow a similar (if not slightly greater) provision of natural light and outlook through to each of the adjacent neighbouring dwellings, relative to the levels of natural light and outlook currently afforded to properties within the existing street scene. 

Numerous concerns have been raised through the application’s public consultation process with respect to loss of privacy from the proposed development however it is important to note that these concerns were made in relation to the original proposal submission which comprised a two storey dwelling with first floor window openings which would have provided new opportunities for overlooking into neighbouring gardens and towards neighbouring windows forming part of habitable rooms at close proximity. 

In contrast, the revised scheme comprises a single storey dwelling with no windows within its North-eastern and South-western gable ends therefore there would be no loss of privacy to Moorcot or No. 26 Nickey Lane from the proposed development. Both the front and rear elevations of the proposed dwelling would contain window openings however the dwelling’s rear window openings would interface with the common boundaries shared with No. 31 and No. 33 Hob Green at an average distance of approximately 11 metres which would be sufficient for safeguarding the privacy of the aforementioned neighbouring residents. The dwelling’s front window openings would face towards Nickey Lane and open fields to the East and as such would not compromise the privacy of any neighbouring properties. In addition, a previously proposed first floor window opening for the rear Western elevation of Moorcot has since been removed from the proposal following concerns raised by the case officer with respect to potential losses of privacy to the occupants of No. 29 Hob Green.

Additional concerns have been raised with respect to noise disturbances arising from the proposed development however given the proposed residential use of the site within an existing residential setting, it is not considered that the introduction of one additional dwelling would give rise to noise and disturbances above and beyond that already prevalent within the vicinity of the application site.

Having regard to the amenity of future occupants of the proposed dwelling, the application’s proposed floor plans show that the proposed dwelling would provide a sufficient quantity of gross internal floor space in line with the Nationally described space standard. In addition, all habitable rooms within the proposed dwelling would be served by a sufficient number of window openings and as such would receive an adequate provision of natural light. 

Taking account of all of the above, it is not considered that the proposed development would be harmful to the amenity of any neighbouring residents or future occupants of the dwellings. The proposed development would therefore be compliant with the aims and objectives of Paragraph 135 (f) of the NPPF and Policy DMG1. 


	Visual Amenity:

Paragraph 135 (c) of the NPPF states:

‘Planning policies and decisions should ensure that developments are sympathetic to local character and history, including the surrounding built environment and landscape setting’.

Policy DMG1 of the Ribble Valley Core Strategy provides general design guidance as follows: 

‘All development must be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing and style…particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character.’

In this instance, the original submission comprised a sizeable two storey dwelling set on an inverted ‘T’ shaped footprint with an overhanging front gable feature and numerous large glazed openings. Following a review of the original scheme, concerns were conveyed to the applicant with respect to the design and overall scale of the development proposed in the context of the more traditional dwellings underpinning the existing street scene on Nickey Lane. Similar concerns have also been raised through the application’s public consultation process (in relation to the original scheme). As such, the applicant was asked to explore options for a more traditional dwelling of reduced scale.

An amended proposal for a true bungalow property has since been submitted. The proposed dwelling would comprise a slightly larger footprint than the dwelling proposed under the original scheme however the height of the new dwelling would be significantly lower by virtue of its single storey design whereby the ridgeline of the dwelling’s roof would sit comfortably in the descending North-South roofscape of properties on Nickey Lane. In addition, the principal elevation of the proposed dwelling would be in symmetrical alignment with the principal elevations of properties within the existing street scene (save for Moorcot and No. 1 and 3 Nickey Lane which project forward of the building line of properties on Nickey Lane). Furthermore, and as previously conveyed, a proportionate separation gap relative to the existing layout of properties within the existing street scene would be in place between the gable ends of the proposed dwelling and adjacent neighbouring properties of Moorcot and No. 26 Nickey Lane. Moreover, the dwelling’s true bungalow design would be in keeping with the prevalence of bungalow properties within the existing street scene on Nickey Lane. The proposed dwelling would be detailed in stone and slate which would be somewhat in contrast to the brick based / concrete roof tile design of bungalows in the existing street scene however the dwelling would be in keeping with the stone and slate based vernacular of Moorcot and as such would not read as overtly anomalous in terms of its materiality. 

In light of the above, it is considered that the proposed dwelling would read as a congruent and proportionate addition to the application site and existing street scene that would not result in any harm to the visual amenities of the immediate or wider area. The proposal would therefore satisfy the requirements of Paragraph 135 (c) of the NPPF and Policy DMG1 of the Core Strategy.


	Highways and Parking:

The proposed development has been subject to review from Lancashire County Council Highways who initially requested for the provision of a revised visibility splay drawing in order to demonstrate adequate visibility splays for the site within the confines of land within the applicant's ownership and/or the publicly maintained highway network. A revised visibility splay drawing has since been provided and reviewed by the LHA who have deemed the depicted visibility splays for the site to be acceptable. The LHA recommend the imposition of conditions with respect to construction management, highway works, surfacing materials and electric vehicle charging provision, all of which have been imposed on this consent. The response from the LHA makes reference to the garage of the proposed dwelling as providing adequate cycle storage for the site. Notwithstanding this, the amended scheme does not comprise a garage component therefore the applicant has provided further details of secure cycle storage for the site in the form of a secure cycle storage shed and this is considered to be an acceptable alternative. Concerns have been raised through the application’s public consultation process with respect to parking arrangements for construction vehicles (in the event of planning consent being granted for the proposed development) however such matters would need further assessment from the LHA upon receipt of a Construction Method Statement. On this basis, it is not considered that the proposed development will have any undue impacts upon highway safety as such the proposal satisfies Policy DMG1 of the Core Strategy (highways).


	Landscape/Ecology:

The proposed development includes plans to remove an existing summerhouse which currently adjoins to the South-western elevation of Moorcot. Removal of the summerhouse has been deemed to pose a potential risk to protected species therefore a bat survey has been provided in support of the application. The bat survey undertaken identifies the summerhouse as holding negligible roosting potential for bats, with no evidence of nesting birds found in the structure to be demolished. As such, no further survey work with respect to protected species has been recommended. 

An Arboricultural Impact Assessment has been provided in support of the application which shows that the construction of the proposed dwelling and its vehicle access would require the removal of a single crab tree and privet hedgerow. The tree and hedgerow to be removed comprise low category value features in terms of their lifespan therefore no concerns are raised with respect to their removal. Furthermore, the root protection areas of all remaining trees within the application site would be protected during the construction phase of the proposed development and this has been secured through the imposition of a condition.

The response received from GMEU notes that the proposed development would result in a loss of biodiversity to the application site with further on-site landscaping and/or off-site habitat creation or enhancement required in order to secure the mandatory net gain in biodiversity. Notwithstanding this, since the required habitat gains would be relatively small, and the habitats which are subject to the gain are relatively simple and widespread, there is considered to be a realistic prospect of the necessary gain in biodiversity being achievable. Furthermore, a Biodiversity Net Gain feasibility study has been provided in support of the application which states that the identified loss of biodiversity could be offset through off-site habitat creation, unit purchase and new hedgerow planting. Conditions have been imposed in order to secure compliance with the submitted biodiversity plan and satisfy the BNG legislation.


	Observations/Consideration of Matters Raised/Conclusion:

The principle of the proposed development accords with the aims and objectives of Key Statement DS1 and Policy DMG2 of the Core Strategy with respect to new residential development within the Borough.

The proposed development would not have any undue impact upon the amenity of any neighbouring residents or future occupants of the development, nor is it considered that the development proposed would be harmful to the visual amenities of the area. Furthermore, no concerns are raised with respect to impacts upon highway safety or the ecology of the area.

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.



image1.jpeg
&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk




