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	Development Description:
	Proposed garage extension

	Site Address/Location:
	Springfield, Old Back Lane, Wiswell. BB7 9BS

	

	CONSULTATIONS: 
	Parish/Town Council

	Wiswell Parish Council do not have any objections to the proposal put forward.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the application.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy 
Key Statement DS2 – Presumption in Favour of Sustainable Development
Key Statement EN5 – Heritage Assets
Policy DMG1 – General Considerations 
Policy DMG2 – Strategic Considerations 
Policy DMG3 – Transport and Mobility
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2017/0989:
Single storey extensions to front, both sides and rear including double garage.

3/2017/1170:
Discharge of condition 5 (landscaping) from planning permission 3/2017/0989.

3/2018/0384:
Application for the variation of condition 2 (plans) from planning permission 3/2017/0989.


	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The proposal relates to a detached single storey dwelling in the village of Wiswell. The property is comprised of stone walls with a render finish, slate tiles, UPVC doors and windows and contains a large driveway within its curtilage. Most of the surrounding properties in the village are detached and semi-detached dwellings comprised of stone, slate tiles and sash windows. 


	Proposed Development for which consent is sought:

Consent is sought for the construction of a garage extension. The proposed garage extension will adjoin to the South-east side of the primary dwelling through a slightly smaller boot room section situated between the garage extension and primary dwelling.


	Residential Amenity:

The proposed garage extension will incorporate two doors and one roof light. The door on the South elevation of the extension includes a window as part of its design however this will face directly toward bushes and will not allow any overlooking into the neighbouring property of The Barn. As such, the proposal will not cause any issues in relation to privacy.

The South-east elevation of the garage will be screened from the properties on the opposite side of Old Back Lane by a large hedge. The South-west elevation will largely be screened at ground floor level by an electricity substation and a border hedge. The roof pitch of the South-west elevation will be visible from the upper windows of the adjacent property but will not cause any issues in relation to overshadowing or enclosure. Subsequently, the location and structure of the proposal will not have any undue impact upon natural light or outlook.


	Visual Amenity:

As noted above, the proposed garage extension will remain largely out of site from the public realm and as such will have very little visual impact. 

Moreover, the extension will be subservient to the primary dwelling in as much that the eaves and pitch height of the garage roof will not exceed those of the primary dwelling. 

Furthermore, the proposal will merge well with the design of the primary dwelling in as much that it will be constructed from matching materials which include stone walls with a render finish, slate roof tiles, UPVC windows and composite doors. 

With regard to the above observations, it is not considered that the proposal will have an oppressive or overbearing presence nor is it considered that it will have any negative impact upon the surrounding area’s visual amenity.


	Landscape/Ecology:

A protected tree was identified within the eastern corner of the proposal site’s main curtilage during pre-application constraint analysis. However, it is worth noting that the protected tree is located on the opposite end of the driveway from the proposed extension at a distance of 25 metres. 

As such, the proposal will not have any impact upon the main structure or rooting of the protected tree. No other ecological constraints were identified in relation to the proposal.

	Heritage:

The proposal site is situated directly on the edge of the Wiswell Conservation Area. With regards to development within Conservation Areas, Key Statement EN5 of the Ribble Borough Valley Core Strategy stipulates that all development proposals should respect and safeguard the character, appearance and significance of the area.

The Wiswell Conservation Area Appraisal identifies conspicuous burglar alarms, satellite dishes, modern timber fencing and other inappropriate modern building materials as threats to the Conservation Area. 

Residential extensions were not identified as posing any threat to the area’s conservation and as such, it is not considered that the proposal will have a detrimental impact upon the Conservation Area. 

Furthermore, the proposal would allow better use of the primary dwelling making it more suitable for a wider range of residential accommodation.


	Observations/Consideration of Matters Raised/Conclusion:

The proposal does not raise any concerns in relation to residential or visual amenity, nor is it considered that its presence will pose any threat to the conservation of Wiswell’s historic and architectural character. 

Furthermore, the addition of a new garage will allow the applicant to maintain the previously converted garage for use as an office and gym. 

The proposal will not compromise highway safety in any way in as much that the large driveway within the proposal site’s curtilage will ensure that sufficient vehicle turning space will be maintained for forward gear departures. 

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


	RECOMMENDATION:
	In consideration of due weight of section 16, 66 and 72 (where relevant) of the Planning (Listed Buildings and Conservation Areas) Act 1990 and in consideration to NPPF (2018) it is recommended that planning permission be granted.
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