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	Site Notice:
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	Officer:
	EP
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Demolition of existing single storey extension to rear and existing garage erection of new two storey extension to side and single storey extension to rear, proposed new driveway and entrance gate. (Pursuant to variation of condition 2 (materials) from planning permission 3/2017/0889 to change the external wall finish from natural stone to white render).

	Site Address/Location:
	23 Pendleton Road Wiswell BB7 9DD. 

		

	CONSULTATIONS: 
	Parish/Town Council

	
Wiswell Parish Council have submitted a letter of representation, the comments are summarised below
· Total curtilage has been static/incomplete for several years. 
· Concerns that the proposed render does not conserve and enhance the conversation area.
· Reinstating previous concerns over the detached building within the curtilage and its planning status. 
· Vehicles reversing onto Pendleton Road with no mention of the intended turning circle. 


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	N/A

	

	CONSULTATIONS: 
	Additional Representations.

	No comments received. 

	

	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

Town and Country Planning Act 1990
National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2017/0889
Demolition of existing single storey extension to rear and existing garage. Erection of new two storey extension to side and single storey extension to rear. Proposed new driveway and entrance gate. (Resubmission of 3/2016/0957 and 3/2017/0155). (approved with conditions) 

3/2016/0957 –
Proposed two storey extension to side, relocation of driveway and detached double garage and workshop to rear. (Withdrawn)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is located within the settlement of Wiswell and within Wiswell Conservation Area. The dwelling is one of a pair of semi-detached stone-built cottages that front Pendleton Road and are identified in the Wiswell Conservation Area Appraisal as ’Buildings of Townscape Merit’ which indicates that they have been judged as making a positive contribution to the character and appearance of the conservation area. The application dwelling benefits from a large curtilage area to the side and rear which backs onto Back Lane.


	Proposed Development for which consent is sought:

The application seeks to vary condition 2 of planning consent 3/2017/0889 which relates to the details approved pursuant to the consent.  In this respect the submitted details propose the following variations from that which was previously approved:

· Introduction of render to the elevations of the extension rather than natural stone. 


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

It was concluded in the original approval that the proposed extension will take a subservient position to the host dwelling. This paired with the use of sympathetic materials would allow for sufficient visual integration into the Wiswell Conservation Area. Following discussion, the applicant has agreed that an off-white render shall be used rather than a bright/brilliant white, in order avoid visual prominence. As such, the introduction of render on the elevations of the extension is not considered unsympathetic and is consistent with a number of properties in the vicinity. Given the dwelling will comprise natural stone to the original elevations and benefits from the retention of timber sash windows, it is not considered the overall visual appearance of the dwelling, following the introduction of the rendered extension, will have a significant adverse impact on the conversation area. 


	Impact Upon Residential Amenity:

This application does not seek alter the scale of the previously approved extension, as such it would not result in any adverse harm to the residential amenity of neighbouring occupants through loss of light, outlook or privacy. 


	Landscape/Ecology:

For reference, a bat scoping survey was submitted as part of the original application. Whilst it concluded that there was no evidence of bats at the time of survey (27/10/2016) it is considered that this survey is now out of date. Given that demolition on site still needs to take place, and the proposal is for a two-storey extension with the potential to impact on the roof space, an up-to-date survey is required. 


	Other Matters:

As part of the original consent granted in 2017 the below condition was imposed. 

	1. 
	The development must be begun not later than the expiration of three years beginning with the date of this permission.

REASON: Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990.



The approval was granted on the 1st December 2017 and work must have commenced within 3 years of this date. As per section 56 of The Town and Country Planning Act at least one of the below criteria must be satisfied to constitute a technical start on the development and to reasonably satisfy the above condition. 

For the purposes of the provisions of this Part mentioned in subsection (3) development shall be taken to be begun on the earliest date on which any material operation comprised in the development begins to be carried out.

In subsection (2) “material operation” means—
(a)any work of construction in the course of the erection of a building;
(aa)any work of demolition of a building;
(b)the digging of a trench which is to contain the foundations, or part of the foundations, of a building;
(c)the laying of any underground main or pipe to the foundations, or part of the foundations, of a building or to any such trench as is mentioned in paragraph (b);
(d)any operation in the course of laying out or constructing a road or part of a road;
(e)any change in the use of any land which constitutes material development.

At the time of this application, no evidence has been provided to confirm a material start to the approved development and satisfy any of the above criteria. The existing single-storey rear extension and garage building are still standing on the site. Whilst the roof of the garage has been removed, the structure still stands and as such this does not constitute demolition to satisfy point aa. Whilst a trench has been dug on site, this does not line up with the siting of the proposed extensions as per the approved plans and therefore is not classed as a trench which is to contain the foundations of a building to satisfy point b. No other work has been carried out on the site that would meet the above criteria. It is therefore concluded that there has not been a reasonable start made within the required timeframe to satisfy condition 1 of the original consent and therefore a new application is required. 


	Observations/Consideration of Matters Raised/Conclusion:

Whilst the alterations proposed in this variation of conditions application would be acceptable, condition 1 of the original consent has not been satisfied. 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 the variation to condition 2 be refused for the following reason:

	01:
	As per the criteria set out in Section 56 of The Town and Country Planning Act 1990 (and any subsequent variations) the proposed development has not begun and therefore does not comply with condition 1 of planning permission 3/2017/0889. As such, the variation of condition cannot be approved as there is no extant permission and a full application is required. 
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