	Report to be read in conjunction with the Decision Notice.

	Signed:
	Officer:
	
	Date:
	
	Manager:
	
	Date:
	

	

	Application Ref:
	3/2021/0707
	[image: Graphical user interface, text, application

Description automatically generated]

	Date Inspected:
	27/09/2021
	

	Officer:
	SH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVED

		

	Development Description:
	Proposed demolition of existing garage and erection of two storey side extension, first floor rear extension and new garage.

	Site Address/Location:
	Higher Elker Farm Whalley Road Billington BB7 9HY

		

	CONSULTATIONS: 
	Parish/Town Council

	Billington and Langho Parish Council consulted on 23/08/21 – no comment.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways
	No Objections

	

	CONSULTATIONS: 
	Additional Representations.

	No representations received in respect of the proposal.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement EN2 - Landscape

Policy DMG1 – General Considerations
Policy DMH5 – Residential & Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2013/0325:
Application for the modification or discharge of Condition No 3 (occupancy restriction) of planning permission 3/1988/0859/P at Higher Elker Farm, Whalley Road, Billington. (Approved).

3/1989/0715/P:
Agricultural workers dwelling and garage. (Approved).

3/1988/0859/P: 
Proposed agricultural worker’s dwelling. (Refused). 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site situates to the west of the group of dwellings known as Elker Mews, located on the west side of the Whalley Road in proximity with St Augustine’s School. The boundary of the site is found in open countryside on a residential development site on the western edge of Billington. 

The property is set within a significant residential curtilage, and benefits from having a private drive as an access point which solely serves the application site. 
 

	Proposed Development for which consent is sought:

The application seeks consent for the demolition of the existing garage, and the erection of a two-storey side extension, first floor rear extension and construction of a new garage. 

The two-storey side extension is to be located on the west-facing side elevation and will project beyond the rear wall of the dwelling approximately by 4 metres, measuring around 6 metres in width, which extends out from the current roof line. The first storey extension on the rear elevation, extending around 4 metres, involves the change of a cat slid roof to a first-floor gable extension. 

The new garage approximately measuring 5 metres by 5 metres with a 4 metre roof pitch height, will be constructed off the front elevation, alongside the extension of the current driveway. 


	Impact Upon Residential Amenity:

The proposal is set within its own significant curtilage, with the closest neighbours of Higher Elker House being 60m away, therefore the proposed works would have negligible impact on the residential amenity by virtue of a loss of light, overbearing impact or direct over-looking relationship to surrounding properties.  


	Visual Amenity/External Appearance:

Policy DMG1 of the Core Strategy states that all development must be of a high standard of building design, 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. 

The proposed two storey extension to the west projects off the side elevation of the dwelling by around 4 metres and extends to approximately 6 metres in width. The first-floor rear extension of the property projects 4.23m, and the size scale, and material choices are visually congruent with the original building. As the two-storey extension and garage are located on the west side elevation, visual impact will be reduced as a result of the extension being screened by the existing property.


	Landscape/Ecology:

A Preliminary Bat Roost Assessment Report has been conducted but no evidence was recorded to suggest bats were roosting in the building and the building is considered to be of negligible potential for roosting bats. Therefore, the development proposals do not risk negative impacts on roosting bats.   


	Highways:

Lancashire County Council Highways have been consulted and do not raise an objection regarding the proposed development and are of the opinion that the proposed development will not have a significant impact on highway safety, capacity or amenity in the immediate vicinity of the site. 


	Observations/Consideration of Matters Raised/Conclusion:

The proposed development will not result in any significant impact on the residential or visual amenity of the area. With all the above taken into consideration it is recommended accordingly.


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of relevant planning conditions. 
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