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	SH
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVAL

	

	Development Description:
	Proposed single storey side extension with new flat roof to existing rear extension and lightweight tile roof to existing conservatory. Resubmission of 3/2022/0406.

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

	

	CONSULTATIONS: 
	Parish/Town Council

	No comment received prior to determination.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways
	Comment received on 29/11/2022 – No Objections.

	LCC Archaeology
	Comment received on 22/11/2022 – 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
Policy DME4 – Protecting Heritage Assets

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2022/0406:
Proposed single storey rear and side extensions along with two storey rear extension. (Refused)

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 construction of a single storey side extension, to adjoin onto the existing rear extension, in order to accommodate a study and WC at ground floor level of 1 Parsonage Avenue, Ribchester. The single storey side extension will feature a flat roof design at a height of 2.7m, measuring approximately 2m in width and around 10m in length. Materials will include render to the front elevation, with red brick to the sides, a flat membrane roof and UPVC windows. The proposal also includes the addition of lightweight tiles to the roof of the existing conservatory at the rear of the property. 


	Residential Amenity:

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 or having an overbearing impact on neighbouring 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.  

The proposed single storey side extension will feature a flat roof design and will be situated on the front elevation of the property. As a result, it can be considered that there will be some level of visual impact on the surrounding area. However, as this extension will have a similar width to the existing kitchen extension, the development will not be considered to be an incongruous addition to the dwelling in respect to the surrounding area. The single storey extension to create the sitting area will have a maximum roof height matching the proposed single storey side extension at approximately 2.7m in height, making the development a modest addition to the existing property with little visual impact. 

Whilst the materials to be used in the development will offer a slightly different appearance to the property, the proposed changes are of an acceptable design quality, and it is not judged the visual amenities of the area will be unduly compromised. On the front elevation, the property is to be rendered, with the extension proposed to also be rendered on the front in order to integrate effectively. The conservatory will feature new lightweight tiles to the roof, and the extension will feature a single ply membrane flat roof with red brick to the side elevation. The windows proposed will be UPVC, which integrates effectively with the existing situation. Despite render not being on the elevations currently, render is a material which is frequently found in the surrounding street scene. 


	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 and that this be secured by a condition on the planning permission. 


	Highways:

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


	Observations/Consideration of Matters Raised/Conclusion:

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That planning permission be granted.
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