
DELEGATED ITEM FILE REPORT - APPROVAL
	Ref: AB
	

	Application No: 
	3/2015/1004

	Site:
	25 Walmsley Brow, Billington BB7 9TT

	Development Proposed:
	Extension over existing single storey side extension to form first floor extension to side.

	Target:
	25th January 2016

	CONSULTATIONS: Town/Parish Council

	Parish Council: None received

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways: The development raises no highway concerns and I would therefore raise no objection to the proposal on highway grounds.

	CONSULTATIONS: Additional Representations

	No representations have been received.

	RELEVANT POLICIES:

	Ribble Valley Core Strategy
Policy DMG1 – General Considerations
Policy DME3 – Site and Species Protection and Conservation
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework

Section 7 – Requiring Good Design

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

	This application seeks consent for the erection of a first floor side extension at 25 Walmsley Brow, Billington. The application dwelling is a two storey semi-detached property located within a residential area of Billington. There is a single storey element and attached garage on the south-west facing side elevation of the building and it is proposed to erect the first floor extension above the existing single storey. In determining the application it is important to consider the design of the extension, its effect on the amenities of neighbours, highway safety and on European protected species.
The proposed first floor side extension would extend 2.95m from the side of the main dwelling. It would have a dual-pitched roof with a pitch to match the roof of the main dwelling. The extension would be set back from the front wall of the parent property by 1m and the ridge of the extension would be set down by around 300mm. The window opening would respect the style and proportions of existing opening and the extension would be faced with materials to reflect those used in the host dwelling.

The proposed development would be clearly subservient to the main dwelling and would be reflective of other similar extensions in the area. As such, there are no concerns relating to its design, size or scale. With regards to the potential impact on the residential amenity of the occupiers of nearby dwellings, the windows to the rear of the proposed extension would be located around 15m from the rear site boundary and would not result in any additional overlooking of neighbouring properties comparing with the existing arrangement. Similarly, windows to the front of the proposed extension would not result in any loss of privacy for neighbours and would exceed the separation distance of 21m. There are no windows proposed on the side elevation of the extension facing bank cottages to the west. 
The proposed development would not result in additional bedrooms at the application property and would not result in the loss of any off-street parking. As a result, the proposals would not be to the detriment of highway safety. Regarding protected species, an advisory note would be attached should consent be granted.
In conclusion, the proposed development would not result in any harm to the character and appearance of the existing dwelling or the surrounding area, nor will it cause any significant harm to the amenities of neighbours, highway safety or a European protected species. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION: Permit Conditional Planning Permission


Ribble Valley Borough Council  











DATE INSPECTED: 27/01/2016











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








