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	APPROVAL

		

	Development Description:
	Proposed demolition of existing porch and detached garage and construction of replacement garage with single storey link building to rear. 

	Site Address/Location:
	27 Pendleton Road Wiswell. 

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections. 

	

	CONSULTATIONS: 
	Additional Representations.

	No comments received. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement EN4:	Biodiversity and Geodiversity
Key Statement EN5:	Heritage Assets

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DME1:	Protecting Trees & Woodland
Policy DME2:	Landscape & Townscape Protection
Policy DME3:	Site and Species Protection and Conservation
Policy DME4:	Protecting Heritage Assets
Policy DMH5:	Residential and Curtilage Extensions

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 application relates to a detached stone-build property in the defined settlement limits of Wiswell. The application dwelling is within the Conservation Area and is recognised as a building Townscape Merit in the Wiswell Conservation Area appraisal. 


	Proposed Development for which consent is sought:

Consent is sought for erection of a substantial single storey extension sited to the side and rear of the application dwelling. The existing garage will be demolished with a new one constructed in a similar position at a different orientation. The existing porch will also be demolished to accommodate the extension. The extension will accommodate a ground floor bedroom as well as extended living space. 


	Impact upon Character/appearance of Conservation Area and Visual Amenity (Where Applicable):

The proposal site is situated within the Wiswell Conservation Area and as such careful consideration must be given towards the impact of the proposal on the character of the 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 application dwelling is also recognised as a Building on Townscape Merit within the appraisal. 

Finally, 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 extension is sited to the rear of the dwelling but also projects off the side elevation. As such, it is partially visible from within the public realm. The front elevation of the proposed extension has been designed so that it reads as a boundary wall, rather than a side extension. The proposed extension will link the new garage and existing dwelling. The council sought amendments in respect of the height of the proposed extension and garage eaves height, so that it was lowered, however it was determined that this could compromise the internal height too significantly. On balance, this was not considered detrimental in respect of its visual impact and whilst it would have been preferred the proposal overall still reads as a subservient addition. To further impose the illusion of a boundary wall, following discussion, a thin glazed opening set into the wall at an angle has been proposed on the principal elevation of the extension. This reduces the visual prominence of the original glazed opening and further enforces the illusion of a boundary wall. The principal elevation of the extension, along with the garage structure, will be constructed in random natural stone to match the existing dwelling. The choice of materials, paired with the considered minimal design of this front elevation, will allow for sufficient integration of the developemnt into the street scene. As a result, it is considered that the proposal will not have an adverse impact on the character of the conservation area. 

The bulk of the proposed extension is sited to the rear of the dwelling and is screened by the new garage structure and by the illusion boundary wall when viewed from Pendleton Road itself. The rear extension is contemporary in design and features large elements of glazing as well as timer cladding. Whilst typically a modern extension of this nature would not be supported in a conservation area, it is completely screened by the existing boundary treatment within the extensive curtilage of the application dwelling. Consequently, it will not have any adverse impact on the wider conservation area. Following discussion, the footprint of the proposed extension was reduced slightly, as a result the proposed extension is less bulky and will connect seamlessly to the host dwelling. The proposed extension being of a more modern design will read wholly as a new addition by virtue of its contrasting design with the traditional nature of the host dwelling. As such, it is not considered that the character of the dwelling is adversely impacted, and the existing character is retained. 

In conclusion, only a small portion of the proposed extension will be visible from Pendleton Road itself and by virtue of the considered design this element will read as a subservient boundary wall rather than an extension resulting in so significant harm to the character of the conservation area. Consequently, the proposal is considered to align with policies DMG1 and Key Statement EN5 of the Ribble Valley Core Strategy. 


	Impact Upon Residential Amenity:

There are a number of neighbouring dwellings adjacent to the application site. The proposed extension is sited to the South-West of the application dwelling, consequently properties to the North East will be unaffected. The application dwelling benefits from a large curtilage with substantial boundary treatment, as such the proposed development will be largely screen for the receptors to the South. As such, it is no considered there will be any significant adverse impact on residential amenity as a result of the proposal. 
 

	Highways and Parking:

LCC Highways have been consulted in relation to the proposal and raise no objection on the basis that an adequate level of off-road parking for the type and size of development will be retained. Consequently, there will be no adverse impact on highway safety or amenity. 


	Landscape/Ecology:

Bats 
A preliminary bat roost assessment was carried out at the application site on 07/09/2023. The survey concluded that no evidence of bats was recorded at the site and the building itself offers negligible roosting potential. As such, no further surveys are required. However, there is an opportunity to boot roosting potential via the installation of artificial bat boxes. 

Trees
An arbiorcultoral impact assessment has been submitted with the application which has identified that a number of trees are to be removed as part of the proposed development. The Councils Countryside officer has reviewed the report and conducted a site visit, and whilst some of the trees have amenity value, they are not worthy of protection. As such, there are no reservations to the proposed tree works, subject to a replacement planting scheme being agreed and the tree protection measures outlined being adhered to. 


	Observations/Consideration of Matters Raised/Conclusion:

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


	RECOMMENDATION:
	

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