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	01/09/2016
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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Demolition of rear outshoot and single garage and replacement with part two storey and single storey rear extension, detached triple garage and front garden wall.

	Site Address/Location:
	Providence House, Preston Road, Ribchester, PR3 3YD.

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of the proposed development.

	

	


	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	In 2015 an application was submitted to replace the existing building with a 5 bed dwelling ( app 3/2015/0019) the proposal was considered acceptable by the highway authority as the proposals also included a relocation of the existing access further west which would improve the sightlines to the west. 

The applicant notes that the current national speed limit will be reduced to 40mph. The proposals have been advertised and the reduced speed limit will be implemented in due course. I would dispute the comment that "approval" has been given for the erection of a traffic mirror, speaking to a colleague, the highway authority would raise no objection to a traffic mirror being erected at the applicants expense but this would need to be erected on private land and subject to removal if it proved to be a hazard to highway users. Having visited the site, the mirror would have to be erected in the field opposite behind the hedge which would reduce its effectiveness. 

Notwithstanding these points the current proposal would retain the existing access and increase the number of beds from 2 to 4. The potential being an increase in vehicular movement to and from the site which due to the poor sight lines would be potentially hazardous to road users. The recommended sightlines for a 40 mph road ( Design Bulletin 32) is 120 m. at the existing access sightlines of 2x 47 are achievable to the west whereas if the  access was relocated as per the 2015 application this would increase to 2x60m. Although the required sightlines of 120m would not be achievable the relocation of the access would provide a betterment which would offset the additional bedrooms / traffic generation.

As submitted the application would not be acceptable due to the highway safety concerns outlined above, however, should the applicant relocate the access as per the 2015 application I would be prepared to reconsider my recommendation.

A revised plan has been submitted by the applicant and Highways have confirmed the following:

The revised plan is acceptable, however for the avoidance of doubt it should also show what visibility splays can be achieved. I would be seeking to maximise the visibility to the west which may / may not require the removal of a section of hedging.

	Lancashire Archaeological Advisory Service:
	

	The above planning application is for significant development works to a building which is thought to be located on the line of a main Roman Road running out northwest from Ribchester, towards the fort at Lancaster (Margary 1957 Roman Roads in Britain, Vol.2 pp.108-9; Graystone 1996 Walking Roman Roads in the Fylde and the Ribble Valley pp.24-5). Several planning applications have been made to demolish the existing building and erect a replacement, all of which have been commented upon by the Lancashire County Archaeology Service. They have recommended that an archaeological watching brief be held during development works, and an appropriate planning has subsequently been placed on the consents granted. Interestingly recent work using LiDAR data has led to the suggestion that the Roman route actually branched off the 'traditional' line a little to the south of this site, and headed further to the west. Despite this the route through Providence House cannot be ignored and it is possible that the proposed development works will impact on remains of the Roman road. We do not consider that these remains are so significant as to require their preservation at the expense of development, but would recommend that the groundworks (including the lifting of any slabs and services during demolition works) are accompanied by a formal archaeological watching brief so that any remains that are encountered may be recorded properly. To ensure that this is done we would recommend that a planning condition is applied to any consent granted to this or subsequent applications.

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	


	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DME3 – Site and Species Protection and Conservation

Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)

	Relevant Planning History:

3/2015/0019: Construction of a replacement dwelling and garage (Approved with conditions). 
3/2011/0579: Application for the renewal of planning consent 3/2008/0660P to demolish the existing building and replace it with an energy efficient dwelling (Approved with conditions). 

3/2008/0660: Demolition of existing dwelling and garage.  Construction of a replacement dwelling and garage (Approved with conditions). 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application dwelling is a two storey stone double fronted detached property built in the 1900s, located on the north side of Preston Road. The site is located 1.3 miles north west of the settlement of Ribchester and 1.3m south east of the settlement of Longridge on land designated as open countryside. 

	Proposed Development for which consent is sought:

Consent is sought for the demolition of rear outshoot and single garage and replacement with part two storey and single storey rear extension, detached triple garage and front garden wall at Providence House, Preston Road, Ribchester.
The two storey element of the extension would project 6.486m from the rear elevation and have a width of 7.6m. It would have a pitched roof with an eaves height of 5.912m and a ridge height of 7.195m. The proposal includes the insertion of a full length first floor window to the north west (side) elevation serving a landing and hall, 2 Velux roof lights into the south east roof slope, 2 first floor windows to the south east elevation and first floor patio doors to the north east (rear) elevation with annealed glass balustrade. 

The single storey extension would project a further 2.339m from the proposed two storey extension and would have a width of 9.282m. The flat roof extension would include a ‘wrap around’ projection which would project 1.490m from the side elevation. The proposal would have a maximum height of 2.710 and include the insertion of flat roof lights. A further asymmetrical roof projection overhang is proposed to form a shelter over the sliding doors which lead out onto the rear patio. The overhang would project to a maximum distance of 2.3m from the rear elevation and 1.7m from the side elevation of the proposed development. 

The proposed triple detached garage would be located 14m east and set back 1m from the principle elevation of the main dwelling. The proposed garage would have a width of 6.7m and a length of 9.607m. It would have a pitched roof with an eaves height of 2.660m and a ridge height of 4.372m. The proposal would be located 900mm from the shared boundary. 

The application also includes the erection of a front garden wall; this would be a 1.5m high stone wall with automatic gates. The proposal also includes the creation go a visitor turning and parking area and a further turning and parking area in front of the proposed garage. 

	Impact Upon Residential Amenity:

With regards to the potential impact on adjacent neighbours, the two storey and single storey rear extension would be located over 40m from the neighbouring property to the east, Stone Croft and 11m from neighbouring property to the west, Yew Tree Farm. The proposal would be screened by the existing hedgerows and trees which border the site. Therefore, it is considered that the proposed development would not result in an unacceptable harm to the neighbouring residents through loss of outlook or light.

The proposal includes the insertion of a full length first floor window to the north west (side) elevation serving a landing and hall facing the neighbouring property, Yew Tree Farm. Should consent be granted the first floor window will be condition to be obscure glazed in order to ensure privacy is protected.
The proposed detached garage would be sited 900mm from the boundary which the application property shares with Stone Croft. The proposed development would be partially screened by the existing post and panel fence and would be located around 11m from the neighbouring property. Therefore it is considered that the proposed development will not have an unacceptable impact on the amenity of the neighbouring properties through loss of outlook, privacy or light.

	Visual Amenity/External Appearance:

In consideration of this application I am mindful that a previous application was approved for the demolition of the existing dwelling and garage and the erection of a replacement dwelling and garage in its place. 
In terms of design, the proposed two storey and single storey rear extension would be commensurate to the scale of the main dwelling. It is proposed to use render with stone heads and cills to the window openings and slate roof tiles; it is considered that matching materials would maintain coherence between the main dwelling and the proposed development. It would not result in any harm to the appearance of the host dwelling or the surrounding area and would accord with Ribble Valley Core Strategy Policies DMG1 and DMH5.
Outbuildings should generally be sited in an inconspicuous position. The proposed development would be set back around 10m from Preston Road it would still be located in a particularly prominent location given its siting to the side of the application dwelling. Core Strategy Policy DMG1 places particular emphasis on visual appearance and relationship to surroundings. In this case, the garage would be located 1m back from the front elevation of the application dwelling, this would accord with the linear form of the surrounding area thus reducing the affect the proposal would have on the street scene and would not have a detrimental effect to the existing dwelling or the surrounding area. The proposed garage would be visible from the main highway, Preston Road; whilst it is not ideal it would not be considered highly prominent or intrusive within the streetscene and therefore would accord with Policy DMG1 of the Ribble Valley Core Strategy. 

In terms of its design, the proposed garage would be commensurate to the scale of the main dwelling. It would respect the size and scale of the parent dwelling. In regards to the materials, the south west elevation which faces the road would be faced with stone whilst it is proposed to face the other elevations with colour render. The roof will be constructed of slate roof tiles. It is considered the matching materials would maintain coherence between the main dwelling and the proposed garage. Therefore, it is considered that the proposed development would not result in any harm to the appearance of the host dwelling or the surrounding area and would accord with Polices DMG1 and DMH5 of the Ribble Valley Core Strategy

	Highways: 

The proposed access has been relocated as per the 2015 application following the recommendation from the Highways officer. The proposed access has met and addressed all the concerns that were identified at the time of the 2015 application. Therefore it is considered that the proposed access would be acceptable. Visibility will need to be maximised to the west, this may/may not require the removal of a section of the hedge along the frontage of the property. To ensure that this concerns is addressed a condition shall be attached to any permission that may be granted. 

	Landscape/Ecology:

A bat survey has been submitted which found no evidence of bats at the property and concludes that the proposed works are unlikely to cause disturbance to bats, result in loss of bat roost or cause injury or death to bats.

	Observations/Consideration of Matters Raised/Conclusion:

In conclusion, it is considered that the proposed development would not result in adverse harm to the appearance of the existing building and the surrounding area nor would it result in harm to the amenity of neighbouring residents. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be granted.


