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	Development Description:
	Regularisation of unauthorised erection of a different detached dwelling than the designs approved under applications 3/2017/0128 or 3/2015/0538.

	Site Address/Location:
	27a Calder Avenue, Billington. BB7 9NQ

	

	CONSULTATIONS: 
	Parish/Town Council

	Billington and Langho Parish Council consulted on 10/2/22 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways: 

	No objections subject to the implementation of additional planning conditions.

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy 
Key Statement DS2 – Presumption in Favour of Sustainable Development 
Policy DMG1 – General Considerations 
Policy DMG2 – Strategic Considerations 
Policy DMG3 – Transport And Mobility
Policy DMH5 – Residential and Curtilage Extensions 

NPPF


	Relevant Planning History:

3/2017/0128:
Erection of a new detached dwelling (Approved)

3/2015/0538:
Demolition of existing dwelling and erection of replacement detached dwelling and double garage (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached property in Billington situated between No. 27 and No. 29 Calder Avenue. The property consists of render, slate roof tiles and UPVC windows. The surrounding area is residential being predominantly characterised by semi-detached two storey dwellings. 


	Proposed Development for which consent is sought:

Retrospective consent is sought for the retention of an unauthorised detached dwelling. Planning consent was previously granted at the proposal site in April 2017 for the construction of a detached dwelling however following this a detached dwelling with an alternative design has since been constructed at the proposal site. It is understood that construction of the alternative dwelling began and concluded in November 2017 and December 2019 respectively. 

The existing dwelling for which retrospective consent is sought comprises a number of design changes to the dwelling approved under planning application 3/2017/0128 which include:

· Minor increase in width of dwelling
· Minor increases in height to the front and rear gable features
· Minor re-siting of house footprint towards North-western boundary of plot
· Reconfiguration of front driveway and parking arrangement
· Removal of single integral garage
· Reconfiguration of window layouts
· Removal of stone corner quoins
· Internal reconfiguration of hall / stairwell
· Internal reconfiguration of bedroom layouts


	Principle of development:

The application site is located within the settlement boundary of Billington, which is categorised as a Tier 1 Village in Key Statement DS1 of the Ribble Valley Core Strategy. Key Statement DS1, along with Policy DMG2, both seek to ensure new housing is located within either the three principal settlements; the strategic site; or the nine Tier 1 Villages which are considered to be the more sustainable of the 32 defined settlements. Accordingly, it is considered that the principle of residential development on this site, within the Tier 1 Settlement of Billington, complies with Key Statements DS1 and DS2, along with Policy DMG2 of the Core Strategy.


	Residential Amenity:

The existing windows and doors forming the dwelling’s front and rear elevations are sited in an identical position to the adjacent neighbouring properties on Calder Avenue providing views into the existing street scene on Calder Avenue and towards the rear of Billington Gardens respectively. The North-western side elevation of the dwelling is sited in close proximity to No. 29 Calder Avenue which contains windows on its South-eastern gable end therefore some overshadowing exists between the two properties however it should be noted that the windows comprising the side elevation of No. 29 do not form part of any habitable rooms. Furthermore, the spatial layout and occurrence of overshadowing between No. 27a and No. 29 would not be any more pronounced than the existing separation gap and overshadowing currently in place between No. 31 and No. 33 Calder Avenue. Accordingly, it is not considered that the existing dwelling compromises the privacy or provision of natural light or outlook of any neighbouring residents.


	Visual Amenity:

The dwelling comprises a slightly larger footprint than the other semi-detached properties in the existing street scene however despite its slightly larger size the dwelling does not appear as over dominant within the existing pattern of housing in terms of its length and breadth. The property stands taller than the adjacent dwelling of No. 29 Calder Avenue in line with the ascending North-South topography of roofscapes on the Eastern side of Calder Avenue which culminates at the adjacent property of No. 27. The dwelling bears a similar external appearance to the surrounding properties on Calder Avenue by virtue of its rendered walls and UPVC windows. With the above in mind, the unauthorised dwelling is not considered to be oversized in terms of its footprint or height and integrates sufficiently within the existing pattern of housing without harming the visual amenities of the immediate or wider area.


	Ecology: 

No ecological constraints were identified in relation to the proposal.


	Highways: 

The initial response to the proposal from the LHA was positive with no objections to the development subject to the implementation of additional planning conditions however it should be noted that this response was in relation to a superseded site plan and parking arrangement. The applicant has since submitted a revised site plan to reflect the current parking arrangement on site at the property which has once again been positively received by the LHA who have confirmed that the current parking layout is acceptable with regards to its access, off-street parking provision and visibility splays. As such, it is not considered that the existing development will have any undue impact upon highway safety. A number of additional planning conditions have been recommended by the LHA in their latest response however several of these relate to works already constructed and as such cannot be implemented into the consent.


	Observations/Consideration of Matters Raised/Conclusion:

It is not considered that the alternative dwelling as built compromises the residential amenity of any neighbouring residents, nor is it considered that the dwelling undermines the character of the existing street scene or visual amenities of the surrounding area.

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That planning permission be granted.
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