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	Development Description:
	Proposed porch extension to front elevation. 

	Site Address/Location:
	The Old Quaker House Newton Road Newton BB7 3DZ

		

	CONSULTATIONS: 
	Parish/Town Council

	Newton in Bowland Parish Council raise no objections. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections. 

	

	CONSULTATIONS: 
	Additional Representations.

	One letter of support was received. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement EN2:	Landscape
Key Statement EN5:       Heritage assets

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DME2:	Landscape & Townscape Protection
Policy DME4:	Protecting Heritage Assets
Policy DMH5:	Residential and Curtilage Extensions

Newton Conservation Area Appraisal 
Planning (Listed Buildings and Conservation Areas) Act
National Planning Policy Framework (NPPF)


	Relevant Planning History:

No relevant planning history. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The proposal relates to a semi-detached property in Newton. The surrounding area is predominately residential and is typified of various styles of property mostly faced in natural materials. The application site itself is within designated Forest of Bowland AONB as well as Newton Conservation Area. Whilst the dwelling itself does not have listed status it is recognised as a Building of Townscape Merit within the Newton Conservation Area Appraisal. 


	Proposed Development for which consent is sought:

The application seeks approval for the erection of a front porch extension with oak canopy and a stone-built wall to enclose the front section of curtilage. The proposed materials consist of natural stone, white framed windows, roof tiles to match existing, oak, and aluminium gate/fence. 


	Impact Upon Residential Amenity:

The application dwelling has one adjoining neighbour to the North and none to the South. The adjoining neighbouring property benefits from a similar porch extension to the principal elevation and stone wall surrounding their front garden. The proposed porch is spaced a sufficient distance from the neighbouring property to mitigate any risk of loss of light to habitable windows. It is therefore not considered that the proposal will have any adverse impact on residential amenity. 


	Impact upon Character of Conservation Area and Visual Amenity/External Appearance:

Key Statement EN5 of the Ribble Valley Core Strategy states that ‘There will be a presumption in favour of the conservation and enhancement of the significance of heritage assets and their settings. The Historic Environment and its Heritage Assets and their settings will be conserved and enhanced in a manner appropriate to their significance for their heritage value; their important contribution to local character, distinctiveness and sense of place; and to wider social, cultural and environmental benefits’.

Furthermore, Policy DME4 states that ‘proposals within, or affecting views into and out of, or affecting the setting of a conservation area will be required to conserve and where appropriate enhance its character and appearance and those elements which contribute towards its significance. This should include considerations as to whether it conserves and enhances the special architectural and historic character of the area as set out in the relevant conservation area appraisal. Development which makes a positive contribution and conserves and enhances the character, appearance and significance of the area in terms of its location, scale, size, design and materials and existing buildings, structures, trees and open spaces will be supported. In the conservation areas there will be a presumption in favour of the conservation and enhancement of elements that make a positive contribution to the character or appearance of the conservation area’.

With regards to development in the AONB, Key Statement EN2 states that: ‘The Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style features and building materials’. 

Given the application dwelling is sited both within the Newton Conservation Area and designated AONB, careful consideration must be given into the impact the proposal will have on the character of the area. In addition to this, the application dwelling is listed as a building of townscape merit in the Newton Conservation area appraisal, as such all development must aim to retain or enhance the existing character of the building. 

The proposed porch by virtue of its scale will result in an over-prominent form of development that will domesticate the principal elevation of the building. The building dates back to the 18th Century with its original purpose being a schoolhouse and whilst it has been a residential dwelling for a number of years, given it is a building of townscape merit consideration must be given to retaining its original character. Alterations have already been made to the dwelling over the years, including the alteration of the window openings and the erection of a porch extension on the side elevation. This existing porch does not have equal visual prominence as the proposed porch and this additional development to the dwelling’s frontage will fail to preserve the character of this important building. The porch itself will dominate the principal elevation due to its height of 3.6m which results in encroachment onto the first-floor fenestration. Moreover, the addition of the porch structure which is double fronted and measures 3m in width, with an additional 1.2m width for the oak canopy, results in an overall scale which is significant and overwhelms the dwelling.  This scale would fail to respond positively to the inherent character of the building. 

The proposed oak canopy element results in unnecessary clutter on this principal elevation and is out of character for the area, further detracting from the historic character of the building. The proposal also includes the erection of a 1m high stone wall with 1.05m aluminium fence/gate which encloses the forecourt. This would result in the loss of the existing cobble stones which are a positive attribution to the conservation area and the loss of these would result in harm to the character of the area. 

It is recognised that the neighbouring dwelling immediately to the North has a similar, but considerably smaller, porch extension to the front, and a stone wall enclosed garden. However, the application dwelling takes a considerably more prominent position within the street scene, than the neighbouring dwelling, given it constitutes a larger corner plot. The neighbouring dwelling having a similar porch does not provide sufficient justification for the proposed development as no details of that are available and each proposal is considered on its own merits and it does not remove the harm that would result from this proposal on the character of the building of townscape merit and the wider conservation area. 


	Highways and Parking:

LCC Highways have been consulted in relation to the proposal and raise no objections given it will not adversely impact highway safety or amenity. 


	Landscape/Ecology:

No ecological constraints identified.


	Observations/Consideration of Matters Raised/Conclusion:

In conclusion, whilst the proposal raises no concerns in regard to residential amenity, the introduction of a porch extension of this scale on a building on townscape merit, that hosts a prominent position within the street scene, would have an unacceptable impact on both the character of the area and the character of the application building itself. As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for refusal.


	RECOMMENDATION:
	That planning consent be refused for the following reason(s).

	01:
	The proposal, by virtue of its scale and elevational language would result in the introduction of an incongruous and anomalous form of development that fails to respond positively to the inherent character of the parent building or that of the character of the Newton Conservation Area, being of significant detriment to the character and visual amenities of the area and the character of the property to which the application relates.  As such the proposal is in direct conflict with Policies, DMG1, DME4 and Key Statement EN5 of the Ribble Valley Core Strategy. 
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