
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: RH

	Application No: 
	3/2011/0634

	Development Proposed:
	Extension of porch to front elevation, insertion of roof lights to front and rear elevations, additional windows to rear and replacement of gothic windows at 36 Pendleton Road, Wiswell.

	CONSULTATIONS: Parish/Town Council

	N/A

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Additional Representations

	N/A

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy ENV16 – Development within Conservation Areas

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

PPS5 – Planning for the Historic Environment

	POLICY REASONS FOR REFUSAL:

	G1, ENV16, H10, SPG – 

· Inappropriate design and size to the detriment of the visual appearance of the original property and street scene.

· Overbearing and oppressive impact to the detriment of neighbouring residential amenity.

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

	This application relates to a detached two-storey property situated on a prominent roadside frontage to the eastern side of Pendleton Road within the main settlement of Wiswell, and the Conservation Area. The original 19th century cottage (in which the western gable elevation fronts the roadside) has been incrementally extended over the years resulting in an ‘l-shaped property’. Nonetheless, the property is still identified as a ‘Building of Townscape Merit’ and therefore ‘makes a positive contribution to the character and appearance of the conservation area’ (Conservation Studio, 2005).

Permission is sought to extend the property at first floor level above the garage by 0.6 metres in order to bring it into line with the ground floor. In addition, the southern end of the roofslope to this two-storey extension to the original property is to be extended by 2.9 metres, thus introducing a ‘cat-slide’ roof in order to facilitate a porch extension with a footprint measuring 2.6m x 2.1m with a eaves height of 2.9 metres. A velux window is to be inserted to the roofslope of the porch extension. Additional alterations include the replacement of the two gothic windows at first floor level to the western gable elevation of the original property, alteration to the window at first floor level to the northern elevation of the property in order to facilitate the porch extension, as well as alteration to, and the insertion of windows to the rear (southern) elevation of the property and a velux window to the southern roofslope.

The building has been identified as a ‘Building of Townscape Merit’ and it is therefore important that any subsequent addition does not detract from the character and appearance of the property and Conservation Area. Policy G1 of the Ribble Valley Districtwide Local Plan states that ‘development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature’ and in addition that ‘particular emphasis will be placed on visual appearance’. Policy ENV16 states that within conservation areas ‘development will be strictly controlled to ensure that it reflects the character of the area in terms of scale, size, design and materials’ which is supported by Policy HE7.5 of PPS5 which states that Local Planning Authorities ‘should take into account the desirability of new development making a positive contribution to the character and local distinctiveness of the historic environment’.

The northern and southern gable elevations of the original 19th century property remain as prominent features within the street scene and the two-storey extension which projects northwards from the original property appears as a subservient addition to the main property and does not dominate the original house. It is considered that the cumulative impact of extending the first floor of the two-storey extension, adding further development which will project forward of the north-western elevation of the two-storey extension and the extension to the roofslope would result in the appearance of an extension which would dominate and subsume the original property contrary to the Councils SPG ‘Extensions and Alterations to Dwellings. This guidance states that ‘as a general rule any extension should not dominate the original house, extensions should respect the proportion, form and detailing of the original dwelling. This is particularly important in relation to buildings of historic or architectural importance’. I consider that the northern elevation of the original building is an important characteristic of this Building of Townscape Merit and contributes to its significance within the Conservation Area. The prominence and retention of this elevation ensures that there is a clear distinction between the historic 19th century two-storey cottage and the more modern extension to its northern elevation. By introducing further built form to the north-western elevation of this extension would result in the dilution of the historic character of this property. Also the introduction of a ‘cat-slide’ roof to the property would not be in-keeping with the original house and appear as a stark, and alien feature which bears no historic relevance to the property. As a result the proposal would neither preserve or enhance the Conservation Area, contrary to Policy ENV16

Therefore in terms of visual impact, the proposed extensions due to their size and design would result in the appearance of a two-storey extension to the northern elevation, which would not reflect in scale, size or design the original property. The extensions would also dilute the historic character of this Building of Townscape Merit resulting in the property appearing as a prominent and incongruous feature within the street scene to the visual detriment of the appearance of the property and Conservation Area. Contrary to Policies, G1, H10 and ENV16 of the Ribble Valley Districtwide Local Plan and the Councils SPG ‘Extensions and Alterations to Dwellings’.

I have no objection to the replacement of the gothic windows to the first floor gable elevation, as they are not original and are more in keeping with the main property. Also I have no objection to the alteration, as well as insertion of windows to the rear (southern) elevation.

With regards to any impact of the proposals upon the amenity of neighbouring residents I note that the front elevation of the semi-detached cottages to the north-west of the applicants property is sited directly on the western edge of Pendleton Road. The western gable elevation of the applicants property is set back 2 metres from the eastern edge of Pendleton Road and the floor level of this property is higher than the cottages opposite.

There is a distance of just over 10 metres between the western gable elevation of the applicant’s property and the front elevation of No. 23 opposite, and 12 metres (at the closest point) between the north-western elevation of the applicants property and the front elevation of the property opposite. The minimal distance between the two properties was apparent when looking out from the only window serving the living room and front bedroom to the front elevation of No. 23 Pendleton Road. Any outlook from these windows is dominated by the property opposite, due to its elevated position in comparison to the cottages opposite. It is therefore considered that further built development to the north-western elevation of the property, which is closer to the main road, would further emphasise the dominance of the applicants property resulting in an overbearing and oppressive impact upon the residents of No. 23 Pendleton Road.

I therefore recommend that planning permission be refused for the above reasons.

RECOMMENDATION: That permission be refused.
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