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	Development Description:
	Proposed demolition of garage and construction of two-storey extension to side and rear and single storey extension to rear. Alterations to existing window and door openings and creation of new parking area. 

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

		

	CONSULTATIONS: 
	Parish/Town Council

	Wiswell Parish Council were consulted in relation to the proposal and make the following comments. 
· The property has been in a state of neglect for serval years and its restoration is welcomed. 
· The use of materials is appropriate to the Conservation Area.
· Concerns over the accuracy of the site plan which makes reference to a previously approved access to the detached curtilage building. 
· No boundary treatment to the front of the property leaving it completely open. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to conditions. 

	

	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 DMG3:	Transport & Mobility
Policy DME2:	Landscape & Townscape Protection
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:

2023/0512: 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.) (refused). 

2019/0305: Application for a change of use from an annexe/building to a holiday let. Resubmission of planning application 3/2019/0199. (approved with conditions). 

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). 


	

	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. 

Previously, the application dwelling benefited from a large curtilage area to the side and rear which backed onto Back Lane and comprised a large, detached building within the curtilage. In accordance with the defined red edge boundary on the submitted Site Plan it would appear that the dwelling has since been separated from the detached curtilage building and the residential boundary subsequently has been reduced significantly. 


	Proposed Development for which consent is sought:

Consent is sought for the erection of a two-storey side and single-storey rear extension following demolition of the existing garage structure and single storey lean to extension at the rear. The application also seeks consent for a new parking area at the front of the proposed extension.


	Impact upon Character/appearance of Conservations Area and Visual Amenity:

The application dwelling is located within Wiswell Conservation Area and is recognised as a building of townscape merit in the relevant conservation area appraisal. As such, careful consideration must be given into the impact of the proposed development of the character of the area and dwelling itself. 

Policy DMG1 of the Ribble Valley Core Strategy states that developemnt must 

1. Be of a high standard of building design which considers the 8 building in context principles (from the cabe/English heritage building on context toolkit. 
2. Be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials. 
3. Consider the density, layout and relationship between buildings, which is of major importance. Particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities.

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.

The proposed two-storey extension is to be sited to the side of the dwelling and is consequently highly visible from within the Conservation Area. Whilst the two-storey extension would take a somewhat subservient position to the application dwelling by virtue of the set-back from the principal elevation, the setback is so significant that it would result in an incoherent form of development being introduced. Being sited 5.9m behind the principal elevation of the dwelling, it results in significant visual separation from the principal building line of the dwelling. In addition, the roof-pitch of the two-storey extension sits almost entirely behind the existing roof of the property which is completely at odds with the linear built form currently afforded by the pair of semi-detached properties. Furthermore, the Southwest elevation of the proposed extension is completely blank, lacking any architectural detail, resulting in a non-domestic, bulky appearance. It is therefore considered that the proposed two-storey side extension would fail to respond positively to the application dwelling, causing visual harm not only to the application dwelling itself but to the wider conservation area. 

The introduction of the proposed parking area would result in a cramped form of development that would exacerbate the visual impact of parked motor vehicles within the conservation area by virtue of the lack of separation between the proposed driveway and the proposed extension, but also between the proposed driveway and the highway. The cramped formation means that no boundary treatment across the front boundary line, such as a low stone wall, which is typical of the conversation area could be constructed to create an element of visual separation between the driveway and highway. Previously approved applications on this site have benefited from parking to the rear of the dwelling with considered boundary treatment applied. It is therefore considered that this arrangement, as proposed, would result in undue visual harm to the conservation area. 

It is therefore considered that the proposed development by virtue of its cramped and incongruous arrangement would result in significant visual harm to the amenities of the conversation area and the character of the application dwelling. 


	Impact Upon Residential Amenity:

The proposed two-storey side extension is to be sited to the Southern side of the application dwelling, where the nearest neighbouring receptor is in excess of 10 metres from the proposed development. Consequently, no adverse impact is expected in this respect. The proposed rear single-storey extension is modest in terms of footprint, being only marginally larger than the existing lean-to extension at the site. As such, no adverse impact on residential amenity is expected as a result of the proposal. 


	Highways and Parking:

LCC highways have been consulted in relation to the proposal and raise no objection subject to a series of conditions relating to the materials and construction of the parking area. 

LCC Highways have concluded that whilst the proposed parking area would likely conflict with the access to the left for the ‘holiday let’ on balance this is preferable to on street parking on the narrow highway. Although, they have highlighted the fact that the previously approved arrangement, with parking to the rear of the site is preferable. 

However, whilst it is recognised that the site plan submitted with the application makes reference to an existing established access serving the detached building at the rear of the dwelling, understood now to be in separate ownership. This access was approved under application 3/2019/0306, which was a change of use application to use the detached building as a holiday let. Whilst this application was approved, it appears that this building is still currently not in use. Given no access or parking area has ever been constructed, it is assumed that the change of use was never implemented, and which would mean that consent is now expired. However, given this detached building is now under separate ownership, this is not directly relevant to the application. 


	Landscape/Ecology:

A preliminary bat roost assessment was conducted at the application site on 04/12/2023. The survey concluded that there was no evidence of bats recorded and the building itself offers negligible roosting potential for bats. It is considered there is an opportunity to boost roosting potential via the installation of artificial bat boxes. 


	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 refusal.


	RECOMMENDATION:
	

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

	01:
	The proposed two-storey extension and new parking area, by virtue of its cramped arrangement and significant setback, would result in an incongruous form of development that would be of significant detriment to the visual amenities of application dwelling and Wiswell Conservation Area in as much that it fails to enhance or preserve its historical character contrary to Key Statement EN5 and Policies DMG1 and DME4 of the Ribble Valley Core strategy. 
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