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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed demolition of garage and outbuilding. Construction of two-storey extension to side and single storey extension to rear. Creation of new window on side elevation and creation of new parking area. 

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

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received. 

	

	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:

2023/1026: 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. (refused).

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. 


	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 and side 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. 
1. 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. 
1. 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 single-storey element of the developemnt is sited to the rear of the dwelling and is consequently largely out of sight from within the public realm. The proposed two-storey side extension is however highly visible. The two-storey element features a substantial set-back from the principal building line of the host dwelling of approximately 3.3 metres and is set below the ridge of the existing dwelling by almost 1 metre. As such, the proposed extension will take a wholly subservient position to the host dwelling and will read entirely as a later addition. 

In respect of materials, the proposed extension will be constructed in random natural stone with timber windows to match the existing dwelling. These materials are also consistent with those found within the conservation area. As such, the developemnt will integrate sufficiently into the street scene. 

The proposed new parking area and access will be sited to the side of the dwelling, parallel to the new side extension. A stone boundary wall will enclose the driveway and new forecourt area to the front of the dwelling. The boundary wall and forecourt will create an element of visual separation between Pendleton Road itself and the parking area, reducing the appearance of the parked motor vehicle within the conservation area. The low stone boundary wall is an existing positive feature within the conservation area, the installation of this will assist in the developemnt integrating sufficiently into the street scene and the wider conservation area. 


	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. The extension will comprise new window openings at ground floor only. Consequently, no adverse impact on residential amenity 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 were consulted in relation to the proposal and raise no objection subject to conditions relating to a construction management plan, drainage strategy and suitable surfacing of the proposed parking area. Relevant conditions have been placed on the decision notice. 


	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:

It is not considered that the proposed developemnt would have any significant adverse impact on residential amenity or the visual amenities of the Conservation Area. 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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