Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2011/0850

	Development Proposed:
	Alterations to windows of Woodcroft Cottage to become more uniform in village street scene. Alterations to porch to allow for safer access. Re-submission of application 3/2011/0634 at Woodcroft Cottage, 36 Pendleton Road, Wiswell.

	CONSULTATIONS: Parish/Town Council

	Wiswell Parish Council – The overhanging roof is not traditional or in keeping with other cottages in the village. Also, on the side elevation facing the road, the Councillors would ask that the existing windows be retained.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No observations received at the time of writing this report.

	CONSULTATIONS: Nearby Residents

	One letter has been received from a neighbouring resident who wishes to raise the following objections:

· The two porch windows should be in obscure glass.

· The ‘gothic’ windows are there without planning permission necessitating an extra tall hedge.

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy ENV16 – Development within Conservation Areas

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings

	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’. 

Permission is sought for a replacement porch extension to the front elevation of the property measuring 2m x 1.6m x 3.4m in height with a stonewall measuring 0.8m in height to its western elevation. The two existing ‘gothic’ style windows are to be replaced with windows of a similar size to the main property with stone head and cills. In addition, a first floor window is to be inserted at first floor level and alteration is to be made to an existing opening at ground floor level to the southern elevation of the property with one velux rooflight to the roof. 

In terms of visual impact I consider that the scale, size and design of the proposed porch extension is appropriate, is in-keeping with the design of the main property, and there is only a marginal increase to the footprint of the porch from that which currently exists. Therefore I consider that the proposal complies with Policy G1, H10 and the Councils SPG ‘Extensions and Alterations to Dwellings’ ensuring that its appearance in the street scene will not prove detrimental to the character or appearance of Wiswell Conservation Area.

I note the concerns from the Parish Council with regards to the design of the porch and in particular that the overhanging roof is not appropriate. However after reviewing the proposed floor plans it is clear that the roof will not in fact overhang, but the extension will be built as a solid extension. I also note their request to retain the ‘gothic’ windows to the western gable elevation of the property. A review of the planning history of the property reveals that in fact the existing ‘gothic’ style windows are not original to the main property and I consider that the ‘unfussy’ design and size of the proposed windows are more in-keeping with the appearance of the property and locality.

As there is only a marginal increase to the size of the proposed porch extension, it is not a habitable room and a window currently exists to the western elevation any loss of privacy to the amenity of neighbouring residents to the west of the applicants property will be minimal. A review of the planning history of the property confirms that permitted development rights have not been removed, therefore at the time the ‘gothic’ windows at first floor level to the western gable elevation were inserted, permission would not have been required therefore the Council could not take any action. Notwithstanding this, the new windows to this elevation will not directly face neighbouring residential properties opposite as they are at an obscure angle to the applicants property

Therefore, I do not consider this application would cause a significant detrimental impact on the visual amenity of the area or on the residential amenity of the occupiers of the surrounding properties. As such, the application is recommended accordingly.


	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 14/11/2011














