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	Development Description:
	Proposed erection of a two-storey side extension and associated alterations. 

	Site Address/Location:
	20 Bank Cottages, Billington, Clitheroe, BB7 9NL

	

	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: 
	Additional Representations.

	Two objections have been received in respect to the application. The objections have been summarised below:

· Existing flooding problems experienced by the cottages on lower ground level could be exacerbated by the proposed extension. 
· Incorrect red boundary showing curtilage on ‘block map’ plan – amended on 28/10/2021
· The extension is proposed to be built over the existing right of way to the rear of the property 19 Bank Cottages, and there is no provision for an alternative access on the plans. 
· It is questioned whether the applicant owns the land upon which the extension would be built. 

The above objections are addressed in the corresponding section of the report below.



	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMH5 – Residential & Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2011/0064:
Erection of a two-storey extension on the side (South) elevation. (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Location:

Bank cottages is an ‘L’ shaped development that sits north of Whalley Road, in the settlement of Billington. The application relates to the property within the terrace of 3 dwellings which extend towards the road, with the property in question being the closest in proximity to Whalley Road, situated on lower ground. The site is in predominantly residential land, with the west of the site featuring the rear gardens of further dwellings on Bank Cottages, and to the East sites the Ebenezer Baptist Church. 

The property comprises of a mixture of coursed stonework and random stonework, with a natural slate roof and timber sash windows. 


	Proposed Development for which consent is sought:

Consent is sought for the erection of a pitched roof two-storey side extension on the end of a terraced property. The height of the extension will measure 5.7m to the eaves, and around 7.8m at the highest point, and will be a total width of approximately 6.8m. The front wall of the extension will fall approximately 1.1m away from the front elevation and will measure around 0.3m below the existing ridge line. Materials chosen include natural stonework with coursed details, along with natural stone and timber sash windows. A previous application 3/2011/0064 featured a similar design to the proposed development, which was approved. 


	Principle of Development:

The proposal contains domestic alterations to a dwelling and is acceptable in principle subject to an assessment of the material planning considerations.


	Residential Amenity:

The extension proposed for the existing property includes the installation of timber sash windows on the East, West and South elevations. The South window will solely provide views into the property’s rear garden and to the hedgerow lining Whalley Road, and the East elevation will provide views towards Ebenezer church, and therefore will not impact on neighbouring residents. The windows projected out from the West elevation of the extension will offer views out towards the rear properties of 1-17 Bank Cottages, however due to the rear garden of number 20, and the scale of 1-17 rear gardens, there is a significant separation distance between the properties and as such will not provide new opportunities for overlooking or loss of privacy on neighbouring residents. The separation distance also means there will be no significant impact regarding loss of light.

The extension will adjoin to the South elevation of the building, and with this being an extension on the end of a terraced property and has no adjacent neighbouring properties at the front or the rear, the proposal will have no detrimental effects upon the amenities of any neighbouring residents in this respect. 


	Visual Amenity/External Appearance:

The two-storey side extension would both be considered subservient to the main property in terms of the development being set back from the current front elevation and would fall below the existing roof ridge height respectively with a total sidewards projection which would not exceed the width of the main property. 

The extension will front onto Whalley Road and therefore is visible from the public realm and will have a noticeable visual impact. However, due to the high hedgerow to the South of the development, it would screen a significant proportion of the development from public view. As the design is subservient to the original property and integrates well with the current building it is not considered that the proposed works would have any adverse impact upon the visual amenities of the surrounding area. 

Furthermore, the proposed two-storey extension would be constructed from matching stonework, natural slate rooftiles, and timber sash windows which have been chosen to remain incongruent with the external features of the main property and other properties in the area. Accordingly, it is not considered that the proposed works would have any undue impact upon the visual amenities of the area.


	Landscape/Ecology:

A bat survey was considered not necessary in this instance due to the proposal not extending into the roofscape. However, in order to safeguard any issues, a condition has been imposed to limit the disturbance of any roosting bats during the winter months. 


	Highways:

Lancashire County Council Highways have not been consulted on the proposal as the proposed works would not be deemed to affect the property’s existing parking arrangement and therefore it is not considered that the proposal would have any undue impact upon highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

Objections received have been noted, however the points raised by nearby residents relating to issues such as land ownership, private right of way and additional risk of drainage problems do not constitute legitimate planning considerations. 

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 
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