	Report to be read in conjunction with the Decision Notice.

	Signed:
	Officer:
	MW
	Date:
	07/03/23
	Manager:
	
	Date:
	

	

	Application Ref:
	3/2022/1042
	[image: ]

	Date Inspected:
	16/01/2023
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	MW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed demolition of rear extension and side garage, proposed two storey side extension, single storey rear extension and front porch.

	Site Address/Location:
	24 Calder Avenue Billington BB7 9NQ

		

	CONSULTATIONS: 
	Parish/Town Council

	No response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

National Planning Policy Framework (NPPF)


	Relevant Planning History:

None.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a semi-detached property within the defined settlement of Billington. The dwelling is a corner plot with a principal elevation facing the intersection of Calder Avenue and Whalley Road, with additional pairs of semi-detached housing to both east and south facing Whalley Road and Calder Avenue respectively. In respect of materiality the property currently benefits from red brick lower walls, with render to the first floor and above. A small gable feature currently exists on the front elevation, with an existing lean-to garage located to the side of the gable (side) elevation. Aside from its location within an identified settlement the dwelling lies within no other designation or constraint.


	Proposed Development for which consent is sought:
Consent is sought for the demolition of an attached single-storey garage with lean-to roof to the side of the dwelling and its replacement with a two-storey side extension. The extension will protrude from the existing gable elevation facing Whalley Road and possess the same overall footprint as the existing garage, with a width of 3.1 metres and depth of 6.1 metres, also maintaining the same eaves height as existing with lower overall ridge height of 6.4 metres approximately. In addition, the development will include a single-storey, lean-to front porch and a single storey rear extension which measures 3 metres in depth and 4.6 metres in length, with an eaves and ridge height of 2.25 and 3.5 metres respectively. In respect of materiality the scheme proposes the rendering of the property with upvc windows in use as well as natural slate which match existing.


	Impact Upon Residential Amenity:

The two-storey element of the scheme does will not result in amenity impact through its massing as the extension will project towards the highway, to the west of the neighbouring property to the east known as 6 Calder Place which is oriented with its gable facing the side elevation of the application property. As a result the development is not considered to inflict an overbearing impact as the neighbour’s gable essentially screens this elevation from view, and in any event is of a modest overall scale. In addition, the openings proposed as part of this scheme are limited to the front and ground floor and therefore would  not facilitate intrusive views into neighbouring properties and do not exacerbate any overlooking more than at present. A condition to restrict additional openings at first floor rear or side is not required as these would face the highway (gable) or the existing blank gable of no. 6 (rear).

The proposed rear extension will replace an existing structure on this elevation and although of slightly larger footprint, amendments achieved to the design of the scheme will ensure that the extension is set in from the shared boundary by 1 metre and will possess a modest footprint (3 x 4.6 metres). This is considered acceptable given the set back and low eaves height of just 2.25 metres. In respect of the fenestration proposed as part of this element of the scheme, it is acknowledged that two windows are proposed which will face the curtilage of the neighbouring property to the east. Despite this, the existing presence of windows in this exact location and their limited overall outlook broken by an existing boundary hedge results in the proposed scheme posing no increase in overall harm in this respect.

Finally, the proposed porch at the front of the property is not considered to be of detriment to surrounding residential amenities given its scale and location.


	Visual Amenity/External Appearance:

Ribble Valley Core Strategy Policy DMG1 states that “development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature”. Furthermore, emphasis is placed on visual appearance and the relationship to surroundings.  

The two-storey extension will be situated on the north-western elevation which will be visible from the public realm, however, the proposal is both sympathetic to, and reflective of, the host property by virtue of its modest proportions, lower ridge height and adequate set back from the principal elevation at first floor level, all of which help to achieve subservience as per policy DMG1 of the Ribble Valley Core Strategy. Similarly, the proposed rear extension is of a subservient overall scale and satisfactory form of design, with the proposed front porch posing no undue detriment to the street scene given its considerable set back at the end of a linear garden and driveway fronting the property.

The development is also neither considered unduly harmful to the appearance of the dwelling or that of the surrounding area by virtue of its materials which have been chosen to largely match those found on the application property with the exception of render which is to be applied across the dwelling. This enables a consistent design across the property as a whole and accordingly, the visual appearance of the development is considered acceptable.


	Highways and Parking:

The proposed development does not implicate matters of highway safety or amenity as there is sufficient off-street parking to satisfy any increase in vehicles belonging to residents. As such the highways authority also offer no objection to the scheme.


	Landscape/Ecology:

A bat scoping survey undertaken in November 2022 found no evidence to suggest present or historic bat activity within the roof of the building. Consequently, the building is not considered to offer habitat value for roosting bats and as such compensatory mitigation will not be necessary.


	Observations/Consideration of Matters Raised/Conclusion:

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


	RECOMMENDATION:
	

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