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	02/08/2022
	

	Officer:
	SH
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	REFUSAL

	

	Development Description:
	Proposed single storey rear and side extensions along with two storey rear extension. 

	Site Address/Location:
	1 Parsonage Avenue, Ribchester, PR3 3ZH

	

	CONSULTATIONS: 
	Parish/Town Council

	Comment received on 08/07/2022 – No Objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways
	Comment received on 30/06/2022 – No Objections.


	LCC Archaeology
	Comment received on 28/06/2022 – No Objections subject to conditions. 

	

	CONSULTATIONS: 
	Additional Representations.

	 No comments have been received. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 - Development Strategy 
Key Statement DS2 - Presumption in Favour of Sustainable Development
Policy DMG1 – General Considerations 
Policy DMG2 – Strategic Considerations 
Policy DMG3 – Transport and Mobility

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2005/0035:
Proposed conservatory in garden at rear. (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a semi-detached two storey property sited on the Southern side of Parsonage Avenue, situated within the settlement boundary of Ribchester. The property consists of red brick, with slate roof tiles and zinc UPVC windows. The surrounding area is predominantly residential, with a car park situated to the South-East of the site. The site is adjacent to a conservation area and is sited within an Archaeological Hazard Area. 


	Proposed Development for which consent is sought:

Consent is sought for the demolition of the existing rear conservatory and associated rear extension and the construction of a single storey side extension, two storey rear extension and single storey rear extension at 1 Parsonage Avenue, Ribchester. The single storey side extension will feature a flat roof design at a height of 2.7m from ground level, measuring approximately 2m in width and around 10m in length. The two-storey extension shall protrude from the rear at approximately 4.6m from the rear elevation, with a pitched roof measuring approximately 6.7m to the ridgeline. A single storey extension of similar design to the side extension will be sited to the South-West of the property adjoining to the proposed kitchen space, extending approximately 3m from the rear elevation. Materials will include render to the elevations, with a combination of slate roof tiles and flat membrane roofing materials, and white UPVC windows and doors. 


	Residential Amenity:

Submitted plans demonstrate that the proposed single storey extensions along with the two-storey rear extension will introduce an increased level of massing to the application property. As such, the impacts of the development have been closely considered in respect of overshadowing, loss of light and loss of privacy with regard to the neighbouring properties of 8 Fort Avenue and 3 Parsonage Avenue. 

The proposed single storey side extension will have a total length of approximately 10m, and a proportion of the extension will be sited over the previous kitchen extension situated to the South-Eastern side of the application property. The extension will feature a flat roof with a maximum height of approximately 2.7m, and as such there will be minimal overshadowing as a result. Any overshadowing experienced will fall within the residential curtilage of No.8 Fort Avenue, however as no habitable windows will be affected, there will be no detrimental impact with regard to loss of light on this neighbouring property. The development will not feature any new window openings on the side elevation facing the aforementioned property and due to a sufficient separation distance, the development proposed will not be considered to have a negative impact with regard to loss of privacy. 

Previous plans were submitted which featured the proposed sitting room extension to have the equivalent outward projection as the kitchen extension at approximately 4.6m. The adjoined property situated to the South-West of the application property benefits from a detached storage outbuilding within its residential curtilage. As a result, the window situated to the right on the South-Eastern facing elevation will result in a reduced outlook as the proposed extension would extend 4.6m and would therefore break the 45-degree line, restricting the light received by this window. In order to protect the residential amenity of this neighbour, amendments were sought for the single storey extension to have a reduced protrusion of 3m, and as such will not break the 45-degree line and reduce the tunnelling effect received by this window. The proposed single storey extension will not feature any windows on the side elevation facing this neighbour, and due to the car park positioned at the rear of the site, it can be concluded that the proposed extensions will not have a detrimental impact on the residential amenity of surrounding properties. 


	Visual Amenity:

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.  

No.1 Parsonage Avenue occupies a plot whereby the front elevation of the property is visible from Parsonage Avenue, with the side elevation being visible from the neighbouring properties along Fort Avenue, and the rear being visible from the adjacent Ribchester Car Park. This car park falls within the boundaries of the Ribchester Conservation Area and as a result, consideration must be made regarding views into and out of the designated area, especially due to the elevations commanding a high level of visual prominence.

The proposed two-storey and single storey side extension will project approximately 4.6m from the rear elevations of the original house, with the single storey extension sited close to the neighbouring boundary projecting approximately 3m in total. The two-storey extension will have a pitched roof design with a maximum ridge line height of approximately 6.7m, with the extension spanning over half the width of the original property’s rear elevation. Furthermore, the addition of a projecting two storey gabled extension of a significant footprint would give the property an overbearing presence when viewed in conjunction with the neighbouring property’s rear elevations from the South-east. As such, the two-storey extension and associated single storey extensions would be significant and highly visible additions to the existing property that would be largely incongruous with the visual character of the immediately adjacent properties and surrounding pattern of development. 

Policy DME4 of the Ribble Valley Core Strategy states that “proposals within, or affecting views into and out of, or affecting the setting of a conservation area will be required to conserve and where appropriate enhance its character and appearance and those elements which contribute towards its significance”. The surrounding pattern of development within the immediate vicinity of the proposal site all are of a similar external appearance, and in this instance, the proposed rear extensions would create a bulky addition to the property, resulting I the building being more visually prominent, having a detrimental effect on the public views into and out of the designated Ribchester Conservation Area, situated within 10m from the proposal. 

Furthermore, Policy DMG1 of the Ribble Valley Core Strategy states that all development must ‘be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing and style’ and ‘not adversely affect the amenities of the surrounding area’ however given the scale, massing, design and public visibility of the proposal, it is considered that the extensions would be a disproportionate, incongruous and overly dominant additions to the existing property that would be both harmful to the visual amenities of the application property and visual amenities of the adjacent Conservation Area, all of which of which would be contrary to the aims of the above policy.


	Landscape/Ecology:

A bat survey was completed on 02/06/2022, concluding that the lack of evidence found indicates that the building is considered to have a negligible habitat value for supporting roosting bats and lack of roosting features present. As such, it is considered unlikely that bats will be disturbed as a result of this proposal. 


	Archaeology:

The site itself is situated within an Archaeological Hazard Area and as such LCC Archaeology have given the following recommendations. The application falls within the area that was part of the vicus, or civilian settlement, that lay around the northern and eastern sides of the Roman Fort of Bremetanacum, established in the 1st Century and which continued in occupation for several centuries and probably after the end of the Roman administration. There is also an earlier cemetery in this general area of Ribchester, dating to the Bronze Age and some later finds from the medieval period have been recovered during small scale archaeological investigations during developments in the area.

The development proposed is small scale but has the potential for foundation trenches to disturb or damage archaeological deposits relating to the long history of occupation in the village. Therefore, LCC Archaeology advise that the excavations for footings be carried out under an archaeological watching brief. 


	Highways:

Lancashire County Council Highways have been consulted and have no objections to make regarding the application. 


	Observations/Consideration of Matters Raised/Conclusion:

The proposed extensions will not result in an overbearing impact, any overshadowing or loss of privacy on any neighbouring dwellings therefore it is not considered that the proposed works would have any undue impact upon residential amenity.

However, the rear extensions would be of detriment to both the visual appearance of the property and to the adjacent Ribchester Conservation Area by reason of the proposal being highly visible and dominant within the surrounding pattern of development with no benefit to outweigh the harm to the visual amenities of the immediate street scene or the local distinctiveness of the surrounding area. 

It is for the above reasons and having regard to all material considerations and matters raised that planning consent be refused. 


	RECOMMENDATION:
	That planning permission be refused for the following reason(s):

	01
	The proposal would result in the introduction of an over dominant and incongruous form of development that would be afforded a high level of visibility from the public realm, being of detriment to the visual amenities of the existing residential dwelling and the immediate street scene.  It is further considered that by virtue of the incongruous appearance of the proposal in concert with the high level of visibility that will be afforded to the development, that the proposal will result in significant harm to views into and out of the designated Ribchester Conservation Area by virtue of direct intervisibility with the designated area. As such, the proposal is considered to be in direct conflict with Policies DMG1 and DME4 of the Ribble Valley Core Strategy.
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