
DELEGATED ITEM FILE REPORT - APPROVAL
	Ref: AB
	

	Application No: 
	3/2015/0787

	Site:
	The Maples, Stonygate Lane, Ribchester PR3 3YN

	Development Proposed:
	Proposed single storey extension to the east elevation.

	Target:
	20th January 2016

	CONSULTATIONS: Town/Parish Council

	Parish Council: None received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Archaeology: The site is adjacent to the line of a Roman road running out of the settlement at Ribchester, but the scale of the development linked with the probable disturbance from the original construction of the building make it probable that no significant remains will survive here. As such we do not consider that any further archaeological action is necessary.
RVBC Countryside: Standard protected species condition to be used.

	CONSULTATIONS: Additional Representations

	No representations have been received.

	RELEVANT POLICIES:

	Ribble Valley Core Strategy
Policy DMG1 – General Considerations
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework

Section 7 – Requiring good design

	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Consent is sought for the erection of a single storey extension to the principal elevation of The Maples, Stonygate Lane, Ribchester. The application property is a single storey detached dwelling located within the defined settlement of Ribchester. The dwelling is located on the west side of Stonygate Lane and is elevated above the adjacent carriageway. There is a garden and driveway to the front of the property which is faced with render with stone details, a slate roof and UPVC window frames and doors. The immediate area is residential and is characterised by dwellings in a variety of designs. In determining the application it is important to consider the design of the extension and its effect on the amenities of neighbours
The proposed front extension would be located on the north side of the principal elevation facing Stonygate Lane. As such, it would be prominent in the street scene. The proposed extension would have a forward projection of 2.5m and a width of 4.2m. It would have an eaves height of 2.7m and a ridge height of 4m and would be constructed with a hipped roof to match the roof design of the main dwelling. The extension would be detailed to complement the parent property and would be facing in matching materials.
Extensions that project forward of the original building can have a significant effect on the appearance of a dwelling and on the wider street scape. A building line is present on the west side of Stonygate Lane formed by the application dwelling and three neighbouring properties that form a short row. On average the dwellings are set back from the edge of the highway by around 15m with the application dwelling being located further forward in its plot than its immediate neighbours. The dwellings consist of the mix of designs and materials and the introduction of a small front extension in this location would not be detrimental to the visual amenities of the area. The extension would be clearly subservient to the main dwelling and would respect the design and materials used in the construction of the existing dwelling allowing it to blend into the streetscape. 

With regards to the potential impact on the residential amenity of the occupiers of nearby dwellings, there is not considered to be an impact on the residential amenity of these adjacent neighbouring properties.
A protected species survey has been submitted which found no evidence of bats using the property and concludes that the proposed works are unlikely to cause disturbance to bats, result in the loss of a bat roost or cause injury or death to bats.
It is noted that the application dwelling is located on the edge of flood zones 2 and 3 to the south. As such, it is considered appropriate to condition the proposed extension to ensure that floor levels are set no lower than those in the existing dwelling in order to minimise the risk of damage in times of flooding.
Taking account of the above, it is considered that the proposed development would not result in harm to the character of the existing building and the surrounding area nor will it cause any unacceptable harm to the amenity of neighbouring residents. Consequently, the proposed development accords with Core Strategy policies DMG1 and DMH5 and is recommended for approval.

	RECOMMENDATION: Permit Full Planning Permission


Ribble Valley Borough Council  











DATE INSPECTED: 10/12/2015











Note: This report needs to be read in conjunction with the Decision Notice.








