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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed Demolition of garage and the gym behind it and construction of new dwelling adjacent to the original bungalow and alterations to access to create new parking for existing dwelling.

	Site Address/Location:
	Cumbrian Neddy Lane Billington BB7 9ND

		

	CONSULTATIONS: 
	Parish/Town Council

	

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections subject to conditions.

	United Utilities:
	Recommend the applicant investigates the existence of water and wastewater pipelines that cross or are lose to the red line boundary. UU will not allow building over or in close proximity to a water main.  New buildings over or in close proximity to a public sewer or any other wastewater pipeline are not allowed.

We strongly encourage all developments to include sustainable drainage systems to help manage surface water and offer new opportunities for wildlife and NPPF and NPPG advice should be investigated and delivered in order of that priority.


	

	Neighbour Responses: 
	

	One response received objecting on the following grounds:

· I object to another house being built down Neddy Lane with constant and considerable noise from, machinery, diggers and lorries passing our house.  I cannot bear another house being built due to the noise pollution;
· As it is unlikely that this will stop another house being built I would like to request certain restrictions on this build – no building works including waggons, diggers, machinery, delivering, loud noises, power tools, yelling etc before 12 midday and after 5pm, weekends, bank holiday, school holidays and hot weather days and all noise to stop for one full hour at lunch time 12 midday to 1pm.  Also any dates for local or family gatherings with two week’s notice. Whilst it may take longer it would be a more considerate build; and
· Also no burning of rubbish/plastic at any bonfires at the property or land. 


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement EN3:	Sustainable Development and Climate Change
Key Statement EN4:	Biodiversity and Geodiversity
Key Statement H1:	Housing Provision
Key Statement H2:	Housing Balance
Key Statement H3:	Affordable Housing
Key Statement DMI1:	Planning Obligations
Key Statement DMI2:	Transport Considerations

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
Policy DME3:	Site and Species Protection and Conservation
Policy DME6:	Water Management

National Planning Policy Framework (NPPF)


	Relevant Planning History:

2005/0747 – Conversion of garage into single garage and granny annex – Approved with conditions.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site is a detached bungalow in residential use and lies within the settlement of Billington and has no constraints in terms of development. The settlement boundary to along the rear boundary of the site.

Public Footpath 3-6-FP41 runs along Neddy Lane and then continues as Footpath 38 to the west of the site but is not affected by the proposal.

The property has an existing detached garage (7m x 7.7m) to the western side which was previously approved as an annex which does not appear to have been implemented. The existing building is brick with mainly pebble dash render to the facades together with a smaller building used as a gym with a similar construction.  Both buildings are proposed to be demolished. 

The existing residential property of Cumbrian is located immediately to the west with open fields to the north, substation and some ancillary buildings to the west and highway to the north with residential units beyond. 
 

	Proposed Development for which consent is sought:

The proposal seeks consent to demolish two outbuildings and replace these with one dwellinghouse.

The proposed dwelling would measure 11.13m x 8m plus porch 1m x 3.5m with eave’s height of 3.75m and a ridge height of 7.19m and constructed in block and render with base course of brick and dark grey roof tiles.

The dwelling will accommodate a hallway, garage, two bedrooms and two bathrooms at ground floor and a dining kitchen, lounge and covered balcony and dormer to the rear elevation at first floor.

An internal garage and two external parking spaces are proposed within the site.

The proposal also includes the creation of two parking spaces for the existing bungalow known as Cumbrian.


	Principle of Development:

The site is located in Billington which is a Tier 1 settlement. DMG2 requires development within the principal settlements and Tier 1 settlements to relate well to the built-up area and be appropriate in scale and in keeping with the existing settlement - subject to this the principal of one dwelling in this sustainable location would be accepted.


	Impact Upon Residential Amenity:

The proposed dwelling would be sited on the eastern boundary of the existing residential property known as Cumbrian and therefore any impact along that boundary needs to be considered.  Two windows are proposed in the side gable of the proposed dwelling which would serve the garage.  Sufficient parking would be provided for two parking spaces on the frontage. 

No other windows would result in any undue impact.  The agent has submitted amended plans which remove these two windows.  This is acceptable.


	Visual Amenity/External Appearance:

Revised plans have been submitted which remove the porch to the front elevation and change the rear design of the balcony and dormer on the rear elevation.  These design changes are acceptable. The revisions also include the removal of two ground floor windows to serve the integral garage.

The amended proposed dwelling would resemble the adjacent bungalow Cumbrian in terms of scale and design and would be acceptable in this location.


	Highways and Parking:

Neddy Lane is a private, unadopted road.

The proposed dwelling would have two bedrooms and proposes a garage and two external parking spaces.

No objections are raised to the proposal with LCC Highways suggesting conditions relating to construction traffic management plan, parking and turning facilities to be provided prior to occupation, an electric vehicle charging point and cycle storage within then garage. 

The proposed development would result in the loss of the garage and parking spaces for the existing property, known as Cumbrian. Two parking spaces would be provided for the proposed house and two for the existing property which is acceptable.


	Drainage:

The site is within Flood Zone 1 and is not considered to be at risk of flowing.  Detailed drainage plans have not been submitted.  The forms indicate that foul drainage would be dealt with via the main sewer and surface water via a soakaway.  This can be controlled by an appropriate condition.


	Landscape/Ecology/BNG:

An ecology survey has been submitted with no potential roosts features present of offering bar roosting potential.  No evidence to suggest used by nesting birds.

The installation of a Greenwoods Ecohabitats two chamber bat box or Kent Bat Box within the site would provide roosting potential. 

This can be controlled by an appropriate condition.

In terms of Biodiversity Net Gain this proposal would be exempt due to the de-minimus amount of the existing habitat within the site.


	Other Matters:

Originally the application was submitted as a self-build scheme.  This would have been secured by a unilateral undertaking.  However, during the course of the application this has changed and the proposed dwelling will be market housing and the site has now been established another exemption from BNG as it would be deemed de minimus.


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and 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 appropriate conditions.
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