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	APPROVAL

	

	Development Description:
	
Proposed extension of existing garage to the rear to create an annexe.

	Site Address/Location:
	Ellisland, Pendleton, Clitheroe. BB7 1PT

	

	CONSULTATIONS: 
	Parish/Town Council

	Pendleton Parish council have no 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 EN2 - Landscape
Key Statement EN5 – Heritage Assets
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMH5 – Residential and Curtilage Extensions

NPPF


	Relevant Planning History:

3/2019/0061:
Single storey extension to side.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The proposal relates to a detached property in the village of Pendleton. The property is constructed of stone with a white render finish, concrete tiles, casement windows and aluminium doors and is surrounded by three other large detached properties. The wider area is largely characterised by agricultural fields, open countryside and moorland.


	Proposed Development for which consent is sought:

Consent is sought for an extension to the existing garage on site in order to create an annexe to accommodate a study and spare room.


	Principle of development:

The proposal is for a domestic extension to a dwelling and is acceptable in principle subject to an assessment of the material planning considerations. The proposal site also lies within the Forest of Bowland Area of Outstanding Natural Beauty and is situated on the edge of the Pendleton Conservation Area therefore consideration will be given towards the effect of the proposal on the visual and historic character of the surrounding area.


	Residential Amenity:

The proposed extension will incorporate double glazed windows and doors on its south-east elevation which will solely allow views into the property’s rear garden and as such will not cause any issues in relation to privacy through overlooking.

The proposed annexe will involve an additional rearward projection of 3.3 metres from the existing garage. This will be partially viewable from the rear windows of the neighbouring property however this projection will not be significant enough to cause any loss of natural or outlook for the neighbouring residents.


	Visual Amenity/Landscape:

The rear of the existing garage is situated in the rear garden of the primary dwelling and as such the proposed annex will have no visible impact within the public realm. The proposal site also lies just within the Forest of Bowland Area of Outstanding Natural Beauty. However, the concealed nature of the extension will ensure that its presence will have very little, if any impact upon the aesthetic character of the surrounding AONB.

The proposed extension will be subordinate to the existing garage in as much that it will match the existing height of the garage’s eaves and roof pitch in addition to having a relatively small outwards projection of just 3.3 metres.

Furthermore, the extension will seamlessly integrate with the existing garage through the use of matching materials which include concrete tiles and cavity masonry.

With the above in mind, 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 AONB.


	Ecology:

The proposed development will involve some minor alterations to the roof of the existing garage however the site is considered to be of low roosting potential for bats and as such mitigation measures are not considered necessary.


	Heritage:

The proposal site is situated directly on the edge of the Pendleton Conservation Area. 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 all Conservation Areas.

The Pendleton Conservation Area Appraisal identifies the continuing loss of original architectural details and use of inappropriate modern materials or details as threats to the Conservation Area. Residential extensions were not identified as posing any threat to the area’s conservation therefore it is not considered that the proposal will have a detrimental impact upon the Pendleton 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 amenity, nor is it considered that its presence will pose any threat to the surrounding AONB or conservation of Pendleton’s historic and architectural character. 

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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