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	Date Inspected:
	21/06/2018
	

	Officer:
	HM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Demolition of existing conservatory and replacement with two storey extension to rear with flue for wood burning stove. Alterations to existing front door including new steps and extension of roof canopy.

	Site Address/Location:
	Woodcroft Cottage 36 Pendleton road Wiswell BB7 9DD

	


	CONSULTATIONS: 
	Parish/Town Council

	The Parish Council objects most strongly to this application. The removal of the Conservatory and addition of a two-storey extension will substantially increase this small cottage which has already benefited from a large extension on the opposite elevation which has bedrooms, garage and entrance porch. 
The Parish Council has no objection as to the positioning of the entrance door.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

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

	CONSULTATIONS: 
	Additional Representations.

	No additional representations have been received in respect of this development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN5 – Heritage Assets

Policy DMG1 – General Considerations

Policy DME2 – Landscape and Townscape Protection

Policy DME4 – Protecting Heritage Assets

Policy DMH5 – Residential and Curtilage Extensions

Policy DMB5 – Footpaths and Bridleways
National Planning Policy Framework (NPPF)

	Relevant Planning History:

3/2011/0850- Alterations to windows of Woodcraft Cottage to become uniform in village street scene. Alterations to porch to provide safer access (APPROVED WITH CONDITIONS)
3/2011/0858- Proposed erection of a summer house to replace the removed garden shed (APPROVED WITH CONDITIONS)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The detached cottage is located within the settlement and conservation area of Wiswell. The application property has been significantly altered since its construction by means of a rear two storey extension and a two storey garage extension to the north east. The building is noted as a Building of Townscape merit within the Wiswell conservation area appraisal.

	Proposed Development for which consent is sought:

The application seeks consent for the alteration of the existing porch and the introduction of steps on the front elevation. As well as the demolition of the conservatory to be replaced with a two storey extension on the south western side elevation, this extension will measure approximately 7m by 6m with a ridge height of 6m and an eaves height of 4m. This extension also includes a rear facing gable/ dormer with a Juliet balcony.

	Principle of Development:

In this case the extension is proposed to the side of a property within a designated Conservation Area. The core principles of the National Planning Policy Framework (NPPF) with regards to the historic environment is the desirability of sustaining and enhancing the significance of heritage assets and the desirability of new development making a positive contribution to local character and distinctiveness. Policies DMG1, DME2 and DME4 of the Core Strategy further supports this principle in stating that development should be of a high standard of design and should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials.

	Impact Upon Residential Amenity:

 The application property lies just over 25m to the North East from the neighbouring property 30 Pendleton Road. The window proposed on the first floor south elevation, is proposed as obscure glazed and will be conditioned to remain so in perpetuity, this will prevent any impact the proposed development may have on the residential amenity of the neighbouring property.
 The proposed Juliet balcony will not look over any neighbouring properties to the rear of the dwelling, a footpath runs approximately 75m to the east; however it is not considered that the proposed development will have any significant negative impact on the amenity and enjoyment of the footpath and its users.
The proposed Porch alterations and steps will not result in any significant impact on the residential amenity or any neighbouring properties.

	Visual Amenity/External Appearance:

The general design and appearance of extensions to properties should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials. Para 56/58 of the NPPF states that ‘the government attaches great importance to the design of the built environment. Good design is a key aspect of sustainable development and should respond to local character and history, and reflect the identity of local surroundings and materials’. The proposed two storey extension is considered to be sympathetically designed and subservient to the host dwelling. 
The proposed materials correspond with those seen within the existing dwelling, specifically white render and stone surrounds with slate roof tiles. The proposed extension is not considered to result in any significant negative harm on the visual amenity or character of the area and the building of townscape merit. The proposed porch alterations and steps will be constructed in stone and in a sympathetic style to the host dwelling as such it is not considered that the proposed alterations would result in any significant negative impact on the visual amenity and character of the building and the surrounding area.

	Ecology:

The application was submitted with a bat survey, this survey found no evidence of roosting bats or nesting wild birds at the property.

	Observations/Consideration of Matters Raised/Conclusion:

The proposed development is not considered to result in any significant harm on the residential or visual amenity of the neighbouring properties or the surrounding area, as such it is recommended accordingly.

	RECOMMENDATION:
	That planning consent be granted.


