Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2015/0377/P

	Development Proposed:
	Two storey side extension and single storey rear extension at 27 Calder Avenue, Billington 

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Comments that there is restricted vehicular access to the premises and the proposal would appear to be increasing the number of bedrooms to four which would require three vehicles. The proposed layout also provides two kitchens on the ground floor leading to concern that the property might be converted to two separate dwellings at a future date. Notwithstanding this concern, there is no objection to the proposal subject to the submission of a plan showing parking provision for a minimum of three vehicles.


	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Core Strategy (Adopted Version)
Policy DMG1 – General Considerations.

Policy DMH5 – Residential and Curtilage Extensions.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application relates to a semi-detached house on the south side of Calder Avenue, Billington. The property is adjoined to the south east by the other half of the pair and to the north west by a public footpath on the opposite side of which is another semi-detached property, No 29. No’s 27 and 29 both have relatively large side gardens. 
Permission is sought for the erection of a two storey side extension to the rear of which would be a single storey extension. At the request of the LPA, amended plans have been submitted in which the width of the extension has been reduced from 7.7m. to 6.0m. and a piked feature has been added above one of the first floor windows, to match a feature on the existing dwelling. Although still a relatively large extension in relation to the existing property, the size of the plot and the relationship to other properties in the immediate vicinity is such that the extension (as amended) would not, in my opinion, have an unduly adverse effect upon the street scene or the character of the locality; nor would it have seriously detrimental effects upon the amenities of any nearby residents. 

In relation to the comments of the County Surveyor, there is a kitchen in the existing property and a kitchen is also proposed in the extension, although both kitchens immediately adjoin each other with a connecting door. The applicant has confirmed that the intension of the extension is to provide accommodation for elderly relatives. In the event that permission is granted, a condition would be imposed to ensure that the property as extended remained in use as one residential unit and not converted into two totally self-contained units without a further planning permission having been granted. The width of the overall plot is such that three cars could easily be parked within the curtilage. In the event that planning permission is granted, the provision of three spaces could also be ensured by an appropriate condition. 

The design and external materials of the proposed extension are considered to be appropriate for this particular dwelling in this locality. 

The proposed development involves alterations to the existing roof.  For that reason, a protected species survey has been carried out and a report of its findings submitted with the application.  The report concludes that there is a low risk of bats using this property and therefore no reason to prevent planning permission from being granted.  The report, however, does recommend measures to be followed in the unlikely event that bats are found during construction works.  A condition will be imposed on the planning permission to require compliance with such mitigation measures if necessary.

Overall, therefore, I can see no sustainable reasons for refusal of this application subject to the imposition of appropriate conditions. 



	RECOMMENDATION: That conditional planning permission be granted.


This report needs to be read in conjunction with the Decision Notice.








