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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed conversion and extension of existing bungalow into two two-storey, semi-detached dwellings, and construction of one new detached, two storey dwelling.

	Site Address/Location:
	8 Walmsley Brow Billington BB7 9TT

		

	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	Access 
Walmsley Brow is adopted highway with public footpath FP03-06044 running between Longworth Road and Whalley Road.  Walmsley Brow is unclassified and subject to a 20mph speed limit. 
 
There is an existing access on Walmsley Brow serving no.8 which will remain and serve the 3 new dwellings. The access is 5m wide and laid in block paving which is bound and permeable. 
 
Parking 
The dwellings require 6/7 parking spaces and there are 8 external driveway spaces proposed. Each dwelling has an external cycle store and EV charging point. 

Road serving Bank Cottages 
The proposed site plan includes a note adjacent to the road serving Bank Cottages that 'ground to be retained from bank cottages with tiered planting area'.  The land within the applicant's ownership appears to provide support to some extent (unknown) to the private road.  We would request that any subsequent changes that are required or are introduced into the scheme at a later date that result in changes to the ground level which may interfere with the stability of the road should be designed by a qualified structural/geotechnical engineer to ensure that the stability is maintained. 
 
LCC Highway Authority does 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.  
 
Should the application be approved conditions relating to parking and turning areas, cycle stores and ground levels are requested.

	

	CONSULTATIONS: 
	Additional Representations.

	
One response received objecting to the proposal on the following grounds:

· When Walmsley Brow was first built the road was for a single row od houses, there has been no changes to the width of the road, it is also a public footpath and a cul-de-sac.  If emergency services were needed and double parking would arise from this application, I feel there might be fatalities;
· The existing bungalow has acquired the gardens of Bank Cottages and some railway land, this development would be very near the houses obstructing their view, it would be like having a house built in your front garden;
· To exit Walmsley Brow, you join Longworth Road which is a busy road with Harrison Engineering Firm. Other new houses in Billington were not allowed to use Longworth Road to they made a new road;
· The plans request three new builds, at least six cars; and
· Children play in the cul-de-sac.


	

	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 DMI2:	Transport Considerations
Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
Policy DME1:	Protecting Trees & Woodland
Policy DME3:	Site and Species Protection and Conservation
Policy DME6:	Water Management

National Planning Policy Framework (NPPF)


	Relevant Planning History:

No relevant planning history. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site lies within a residential area of Billington, within the settlement boundary of a Tier 1 Village.

There is a mixture of detached, semi-detached and terraced properties in the area.

Public Footpath 44 runs along Walmsley Brow to the East.

Part of the Network Rail line from Blackburn to Clitheroe is sited to the western side of the site with the viaduct spanning over Longworth Road and the River Calder with mature trees and vegetation providing a green buffer along that part of the site boundary. 


	Proposed Development for which consent is sought:

The proposal seeks to convert the existing bungalow into two storey dwellings by means of extensions to and to erect an additional detached dwelling. All three dwellings would share the same access with retaining structures proposed to the southern boundary of the site abutting Bank Cottages.


	Principle of Development:

The Development Strategy for the Borough is embodied within Key Statement DS1 of the Core Strategy and aims to steer development towards the most sustainable locations in the borough, which are the specified strategic site, principal settlements and Tier 1 Villages. Billington is identified in DS1 as a Tier 1 Village. As such the principle of introducing additional housing on the site accords with the development strategy.

Key Statement DMI2 and Policy DMG3 of the Core Strategy requires considerable weight to be attached to the availability and adequacy of public transport and associated infrastructure to serve those moving to and from the development. The site is located in a residential area of Billington on an existing estate and the settlement of Billington is served by public transport along the main bus routes on Whalley Road.  As such the principle of housing on the site accords with Key Statement DMI2 and Policy DMG3 as it would be sustainably located.


	Impact Upon Residential Amenity:

There are existing residential properties close to the site to the north, east and south boundaries for which the proposal which need to achieve the required privacy distances of 21m habitable room to habitable room and 13m from any habitable room to two storey blank gable (12m if single storey).  

No. 8 is an existing two bed detached bungalow which is proposed to be extended to the rear and upwards to create a first floor and subsequently converted into a pair of semi-detached dwellings, one with 3 beds and the other with 4 beds.

A separate detached dwelling is proposed to be erected to the south (side) of no. 8 and the west (rear) of no. 10 and would consist of a two-storey dwelling with 3 beds and an office room. This property would be over 21m from the rear elevation of No. 10 and less than 15m from the side of no. 8. resulting in a number of windows servicing habitable rooms being removed to ensure no loss of privacy results from the proposal.  This will also be controlled by an appropriate condition requiring the submission of boundary details.

A row of terraced properties no.’s 1 to 19 Bank Cottages is sited on higher land further to the south. Due to the land level differences and limited first floor fenestration this proposal would not result in any due issues to those properties.


	Visual Amenity/External Appearance:
 
In terms of design the site consists of a detached modern bungalow red brick dwelling with upvc windows and doors.  The proposed extension and detached house would be finished in similar materials and design and as such the proposal would blend in subject to details and materials.  I do have reservations regarding the siting of the new dwelling as large, detached units can be difficult to achieve in terms of distances/parking and private amenity spaces.

Footpath 44 runs along Walmsley Brow to the East and allows for public views into the site.

The proposed dwellings are similar in design and scale to the existing and although increase the height to the rear elevation and introduce large glazed apex windows, generally they reflect the design features of the existing modern properties nearby.

Whilst the properties are of modern design and materials this would be appropriate in this location subject to privacy distances being maintained and adequate garden sizes.

Amendments to elevations in order to reduce the number of windows serving habitable rooms which fall short than the recommended 21m have been submitted as well as a reduction in the number of rooflights.  The larger glazed apex style windows are sited to the rear elevations which face onto the woodland and railway line and are therefore acceptable in this location.

The materials and design proposed reflect those of the existing adjacent dwellings and are acceptable.


	Highways and Parking:

This proposal would introduce an increased number of residential dwellings within the site and any application needs to address any potential issues in terms of access and parking requirements.

The existing vehicular access into the site is located off Walmsley Brow (Unclassified U22828) via Longworth Road (unclassified U22827). Public Footpath 44 also runs along Walmsley Brow.

The amount of parking for the existing dwelling and to facilitate the new dwellings would typically be two parking spaces for each two/three bed unit and three spaces for 4+ beds.  Provision for electric car parking points and cycle provision should be provided within the site.

This is acceptable subject to appropriate conditions.


	Flooding and Drainage:

The site is located within Flood Zone 1: Low risk of flooding. A drainage strategy should be submitted with any application which demonstrates that surface water will drain in line with the sustainable drainage hierarchy identified in National Planning Guidance.  Foul and surface water should be drained on separate systems.

This is acceptable and appropriate drainage schemes can be conditioned.


	Landscape/Ecology:

The presence of mature trees within the site is a key site constraint and a tree survey should be used to inform the amount and location of built form within the site with an arboricultural impact assessment undertaken to ensure that any proposed development does not adversely impact on these trees. 

The provision of car parking and hard standing would also need to be considered in relation to the existing tree protection areas.

An ecology survey would need to be submitted in order to consider any potential impacts and mitigation for protected species habitats.

BNG - The application would involve the loss of an area of garden.

The findings of the ecology survey report finds that the proposals are very unlikely to cause any harm to bats. Bats can turn up in unexpected places, therefore the applicant should be aware that if bats are encountered at any time during works, work must cease and advice sought from a suitably qualified person about how best to proceed. All UK bats and their resting places carry a high level of legal protection. 

The proposals will result in small net gain in Biodiversity as measured by a recognised Biodiversity Metric (+2.52 %). In addition, the application involves further biodiversity enhancements which include native woodland bulb planting and the installation of bat roosting and bird nesting boxes, enhancements which are not necessarily captured by using the Metric calculation. These enhancements are welcome, but in order to achieve a required 10% net gain in biodiversity, further on-site landscaping and/or off-site habitat creation or enhancement will be required. Since the required habitat gains are relatively small, and the habitats which are subject to the gain requirement are relatively simple and widespread, there is a high level of confidence that the necessary 10% gain could be achieved. In this circumstance the standard BNG Condition could be applied to any permission which may be granted to the application, to require the submission of a detailed BNG Gain Plan prior to any work commencing on site.

This can be controlled by appropriate conditions.


	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 conditions.
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