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	Officer:
	LW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed demolition of existing porch and creation of new central porch, window and roof light to front elevation. All existing windows to be replaced with new aluminium double-glazed units. Existing flat roof to be replaced with new parapet roof. New doors and bi-folding doors at the rear and stone surround to existing bay. External landscaping to rear and side garden. 

	Site Address/Location:
	29 Pendleton Road, Wiswell, BB7 9DD

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received within consultation period.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	N/A

	

	CONSULTATIONS: 
	Additional Representations.

	No comments received within consultation period. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement EN5:	Heritage Assets

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DME4:	Protecting Heritage Assets

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


	Relevant Planning History:

3/1987/0156: Erection of replacement garage (Approved)

6/10/867: Proposed conversion of old stable shop to dwelling house (Approved)



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached two storey property at no.29 Pendleton Road. The property consists of stone and render, slate roof tiles and uPVC and timber windows. The property has been previously extended by way of a front porch extension, two storey side and rear extension and single storey rear extension, approved under application 6/10/867, and benefits from an existing detached garage situated towards the rear of the property’s curtilage which is accessed via Cuncliffe Lane. The property’s roofscape comprises a gabled profile, with the first-floor windows to the existing two storey addition comprising a flat roof design projecting from the front and rear roof plane of the extension. The application site lies within the defined settlement area of Wiswell as well as the Wiswell Conservation Area. 


	Proposed Development for which consent is sought:

Consent is sought for a number of external alterations to the application property which are as follows:

· New central front porch extension following demolition of existing porch and blocking up of existing first floor window; 
· Addition of 1no. window and 1no. roof light to the front elevation; 
· Blocking up of 2no. windows to the north-eastern facing side elevation; 
· All existing windows to be replaced with new off-white/ cream aluminium frames, with new stone jambs, cills and heads;
· Existing flat roof to be replaced with a new parapet roof; 
· Stone quoins added to existing two storey extension;
· New door and bi-folding doors to the rear;
· Stone surround to existing single storey rear extension; 
· External landscaping to rear and side garden


	Principle of Development:

The proposal relates to domestic alterations to a dwelling and is therefore acceptable in principle subject to an assessment of the material planning considerations. 

The application property is also situated within the Wiswell Conservation Area, and as such, consideration will also be given towards the effect of the proposal on the historic character of both the host dwelling and the surrounding area. 


	Impact upon Character/appearance of Conservations Area (Where Applicable):

The proposal site is situated within the Wiswell Conservation Area. With reference to making decisions on applications for development in conservation area, Section 72 of the Planning (Listed Buildings and Conservation Area) Act 1990 states that: 

“… special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.”

This guidance is reiterated in Key Statement EN5 of the Ribble Valley Core Strategy which stipulates that all development proposals should respect and safeguard the character, appearance, and significance of all Conservation Areas. 

With regards to the setting of the proposal, the Wiswell Conservation Area Appraisal (2005) identifies the ‘continuing loss of original architectural details and use of inappropriate modern materials or details’ as being the primary threat to the village’s designated Conservation Area. 

The proposed front porch would replace the existing timber, glazed front porch, and would comprise stone elevations and slate roof profiles, both of which would be in keeping with the external appearance of the host property. The existing timber glazed single storey rear extension would also be infilled with natural stone to match the existing property. Powder coated aluminium windows would replace the existing window fenestration and whilst this is usually considered to result in a negative impact upon a conservation area, the dwelling already features uPVC frames to some of its external windows and modern style windows are not uncommon within the immediate locality, with uPVC and aluminium windows having been installed on numerous properties along Pendleton Road and within the surrounding area. As such, it is not considered that this addition would detract from the historic character of the surrounding area. 

Furthermore, the addition of stone quoins, along with stone jambs, cills and heads would help integrate the later modern additions to the property with the original built form, enhancing the rural vernacular and visual integration of the property with the surrounding dwellinghouses. Whilst the proposed bi-folding doors to the rear would result in a relatively modern addition to the property, the existing rear elevation already features a large element of glazing to the existing single storey extension, which is to be partially infilled as part of the proposal, and therefore the proposal development would not be of significant detriment to the visual amenities of the existing built form. In addition, this element of the proposal would not be visually prominent within the public realm. 

The proposed extension of the existing low stone front boundary wall would remain in keeping with other properties within the immediate and surrounding locality and would therefore not appear an uncharacteristic addition to the host dwelling.  The proposed demolition of the existing front porch would also have a negligible impact upon the character of the host property and the wider conservation area, with the structure being a later addition to the original structure and of no substantial visual merit. Accordingly, it is not considered that the proposal would significantly detract from the existing built form of the dwellinghouse or the historic character of the Wiswell Conservation Area. 


	Impact Upon Residential Amenity:

The proposed porch extension is to be sited to the front elevation of the host dwelling and would project a modest 1.7m from the principal elevation and extend 2.45m in width. The modest footprint of the proposed development and separation distance of over 20m from the nearest neighbouring property would prevent any risk of overshadowing or loss of outlook. In addition, the proposed parapet roof to the existing flat roof form would measure just 0.26m and therefore it is not considered that this modest increase in height would be of detriment to any neighbouring properties. Furthermore, the proposed alterations to the existing fenestration would result in no new opportunities for overlooking or loss of privacy. As such, the proposed development would not result in any undue impact upon the amenity of any neighbouring residents. 


	Visual Amenity/External Appearance:

Ribble Valley Core Strategy Policy DMG1 states that “development should be sympathetic to existing and proposed land uses in terms of its size, scale, intensity and nature”. Furthermore, emphasis is placed on visual appearance and the relationship to surroundings. 

The proposed front porch would be both sympathetic to, and reflective of, the existing dwelling by virtue of its modest proportions, including a width of 2.45m and 3.25m ridge height, therefore resulting in a wholly subservient addition to the property. The proposed development would also be constructed of stone and slate roof tiles to match the existing dwellinghouse, and whilst the proposal would become an articulated feature to the principal elevation by virtue of its central siting, the extension is deemed an acceptable form of design, with its overall scale, massing and materiality not significantly impacting upon the street scene or visual amenities of the surrounding area. In addition to this, the proposed porch would replace the existing timber porch which is proposed for demolition and Pendleton Road is characterised by varying styles of properties with an absence of any overwhelming sense of uniformity within the street scene. As such, the proposal would not appear an uncharacteristic or out of keeping addition to the host property or the surrounding area.

Furthermore, the incorporation of aluminium windows would restore a sense of visual uniformity to the external appearance of the dwellinghouse, replacing the existing mix of timber of uPVC windows. The addition of stone quoins, along with stone jambs, cills and heads would also aid the visual integration of the later additions with the property’s original built form, going some way to restore the rural vernacular of the building. The proposed 1no. new window to the front elevation would also match that of the existing adjacent window in both scale and design, and the proposed roof light would be of modest proportioning. Despite this, a condition has been imposed stating the proposed roof light shall be of conservation style, in order to protect the visual amenities of the surrounding area. The proposed parapet roof would also be a modest alteration to the existing flat roof form and the alterations to the rear elevation, including the installation of bi-folding doors, would be visually screened from within the public realm and would therefore have a negligible impact upon the street scene. 

Moreover, as part of the overall proposal, the existing side garden area would be re-landscaped to provide a new paved area and retaining wall. However, this element of the proposal would largely be screened by the dwellinghouse, as well as the existing wall and vegetation which boarders the front curtilage boundary of the site and it not considered to significantly detract from the existing street scene. The proposed extension of the existing low stone front boundary walls would also remain in keeping with the host property and the other dwellings within the immediate and wider locality. Accordingly, the proposed development would not be harmful to the character of the host property or the visual amenities of the surrounding area. 


	Highways and Parking:

The proposed development would not result in an increase in the number of bedrooms at the application site or include any alterations to the current parking arrangements. It is noted that a small space exists to the front of the application site which would be lost as a result of the proposed alterations to the front boundary walls, however this space does not meet the required dimensions of an off-street parking space and therefore it is not considered that the proposal would result in the loss of any existing parking provision at the site. As such, the proposed development would not result in any undue impact upon highway safety or parking beyond the existing and is therefore considered acceptable. 


	Landscape/Ecology:

A daytime bat survey has been carried out at the application site, dated 19th May 2023. The survey concluded that the property has no evidence of current or previous bat presence. The existing porch is inaccessible and does not provide any roosting or foraging potential internally or externally for bats. Its removal would not disturb roosting/ hibernating bats or impact on/ destruct any potential bat roost habitat. The construction of the new porch would also not obstruct any existing roost potential nor impact on any existing commute/foraging routes. In relation to the new parapet wall, it is unlikely that any bats will be uncovered or disturbed. Despite this, a cautionary approach is advised, and in the unlikely event that any bats are discovered, disturbed, or harmed during the development, all work must cease immediately, and further advice be sought from a licenced ecologist. In addition to this, due to the optimal foraging potential in this location, the roost potential of the property should also be enhanced through the incorporation of 1no. bat tile in the south-western pitch of the new porch roof.


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and having regard to all material considerations and matters raised, the application is recommended for approval.


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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