Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2015/0538/P

	Development Proposed:
	Demolition of existing dwelling and erection of replacement detached dwelling and double garage at 29 Calder Avenue, Billington

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Does not raise any objection to the proposal on highway grounds but points out that the dimensions shown for the garage would suggest that difficulties might arise when using it to park cars.  Notwithstanding these concerns regarding the garage dimensions, however, there would still be the ability to provide ample parking on the proposed drive.


	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

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

Policy DME2 – Landscape and Townscape Protection.

Policy DME3 – Site and Species Protection and Conservation. 



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

	The application relates to a semi-detached house on the southwest side of Calder Avenue, Billington.  The property is adjoined to the northwest by the other half of the pair and to the southeast by a public footpath on the opposite side of which is another semi-detached property no 27.  Both no 27 and no 29 have relatively large side gardens.  
There have been two relatively recent pre-application enquiries relating to this property (ENQ 2014/00173 and ENQ 2015/00042).  The first of those enquiries related to a proposed large extension to the existing property to which the Council expressed objections due to the fact that its width was marginally greater than the existing dwelling such that the extension would dominate the original property causing a discordant feature in the street scene.
The second pre-application enquiry related to the demolition of the existing dwelling and the erection on the site of a larger detached dwelling.  In response to this enquiry the Council acknowledged that there was space to erect a large dwelling on the site following the demolition of the existing building and that such a proposal would be acceptable in principle subject to appropriate appearance, materials and design which would need to be respective of surrounding properties and the street scene.

This formal planning application has been submitted following that pre-application advice.  It is considered that the proposed dwelling does respect the existing street scene and that there would be no detrimental effects upon the amenities of any nearby residents.
An Initial Arboricultural Impact Appraisal has been submitted with the application.  The Council’s Countryside Officer, has commented that he has no objections to the proposal in relation to this particular consideration subject to the retention and protection of existing trees and hedgerows as stated in the Appraisal.

As the proposal involves the demolition of the existing building, a Bat Scoping Survey Report has been submitted with the application.  This concludes that no evidence was recorded to suggest that bats were roosting within the building; and there was no evidence of current or historic use of the building by nesting birds.  The Council’s Countryside Officer has commented that, as no bat activity has been identified on site, an advisory note relating to bat protection is recommended rather than an actual condition.

As the demolition of the existing building would leave an exposed side wall to the other half of the semi-detached pair, a condition will be required to ensure that an appropriate finish is given to that side elevation of the adjoining property.

Overall, subject to appropriate conditions the proposed development is considered to be acceptable in relation to its effects upon visual amenity, the amenities of nearby residents and highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


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








