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	Date Inspected:
	07/06/2024
	Site Notice:
	N/A
	

	Officer:
	EP
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed two-storey side extension, new pitched roof over existing side extension, single-storey rear extension and alterations to veranda, new front porch and new peak roof at front.

	Site Address/Location:
	Fair View, Pendleton Road Wiswell BB7 9BU. 

		

	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 EN5:	Heritage Assets

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DME4:	Protecting Heritage Assets
Policy DMH5:	Residential and Curtilage Extensions

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


	Relevant Planning History:

3/2023/0289: Proposed detached garage and driveway. (Refused). 

3/2023/0032: Proposed two-storey side extensions and new porous finish to existing driveway (Approved)

3/2021/0357: Raise existing roof over main house and existing extension to facilitate loft extension; new pitched roof over existing garage; new porous finish to existing driveway (Approved)

3/2018/0570: Replacement of existing aluminium windows and doors with timber flush casement windows and new external doors (Permission Not Required)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached two storey property in Wiswell. The property consists of brick and render, slate roof tiles and aluminium and sits within a sizeable curtilage located between Pendleton Road and Back Lane. Hedgerows align the Western and South-eastern extents of the property’s curtilage with trees forming the common boundaries shared with No. 19 and No.23 Pendleton Road. The property has been previously extended by way of a conservatory extension, integral garage and other additions with the resultant dwelling comprising an ‘L’ shaped footprint. The property’s roofscape comprises a split-level gabled profile with a reverse gable feature projecting from the rear roof plane of the lower split level roof element. The application site lies within the central area of Wiswell with the wider area comprising a mixture of woodland, agricultural land and open countryside.


	Proposed Development for which consent is sought:

Consent is sought for the construction of a two-storey side extension and single storey rear extension which comprise an almost identical footprint of the existing flat roof rear extension and garage construction at the dwelling. The application also seeks consent for the construction of a front porch extension with new peak roof. 


	Impact upon Character/appearance of Conservations Area:

The proposal site is situated within the Wiswell Conservation Area. With reference to making decisions on applications for development in conservation areas, Section 72 of the Planning (Listed Buildings and Conservation Areas) 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 Borough 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 extension to the property would comprise rendered elevations and slate roof profiles, both of which would be in keeping with the external appearance of the host property. Powder coated aluminium windows would be utilised within the proposed development, modern style windows are not uncommon within the immediate locality, with UPVC windows installed on numerous properties around Back Lane. In addition, aluminium windows have been previously installed on the application property. Accordingly, it is not considered that the proposed use of materials in the development would detract from the historic character of the surrounding area. 


	Impact Upon Residential Amenity:

The increase in cubic volume to the North-eastern side of the dwelling would more than likely lead to some additional overshadowing, however desktop analysis shows that any overshadowing would predominantly occur within the vicinity of the property’s North-eastern perimeter without impacting upon either No. 23 or No.23A Pendleton Road. 

There are two new window openings proposed at first-floor level within the rear elevation of the proposed side extension. The nearest neighbouring receptor at the rear of the application dwelling, Known as No.36 Pendleton Road, is in excess of 21 metres from the rear elevation of the proposed extension. This is a sufficient distance to mitigate any loss of privacy. 

Accordingly, it is not anticipated that the proposed development would be harmful to the amenity of any neighbouring residents.


	Visual Amenity/External Appearance:

The proposed two-storey side extension and porch alterations can be afforded some levels of visibility from within the public realm. Given the dwelling is located within the Conservation Area, careful consideration must be given in respect of visually amenity. 

The two-storey side and single storey rear extension as proposed would add additional massing to the North-eastern gable end of the dwelling, however these additions would be sited on the footprint of the property’s existing garage, gym, kitchen and utility room, with a negligible increase to the footprint of the existing dwelling proposed. Therefore, the relative increase in cubic volume to the North-eastern end of the property would not be overly pronounced. 

In addition, the front elevation of the two-storey side extension would be set back from the front elevation of the host property with the roof pitch side extension element set well below the front roof planes of the main dwelling and with its resultant roof pitch sitting well below the property’s central primary roof pitch. 

The proposed front porch is modest in respect of footprint and scale and as a such takes a wholly subservient position to the host dwelling. The connection of the proposed porch to the existing roof slope above the bay window means that the porch will read as a cohesive addition to the dwelling. 

On the whole, the gabled roof profile of the proposed side extension would serve as an appropriate alternative to the existing flat roof profile on the North-eastern end of the property which affords little in terms of symmetry with the main gabled roof profile of the property. Similarly, the proposed alterations to the rear flat roof single storey extension, despite its siting to the rear of the dwelling, improves the overall visual appearance of the dwelling.  Accordingly, it is not considered that the proposed development would be harmful to the character of the host property or visual amenities of the area.


	Highways and Parking:

LCC Highways were consulted in relation to the proposal and raise no objection subject to the imposition of conditions. These conditions related to the installation of an electric vehicle charging point and the retention of the parking manoeuvring areas as shown on the approved plans. However, given the application is for modest domestic alterations to the dwelling, it is not considered there is justification to impose the need for an electric charging point in this instance. Furthermore, the existing parking and manoeuvring areas are not being altered in any way and consequently the second condition is also not deemed to be necessary. 


	Landscape/Ecology:

There are a substantial number of tree and hedgerow within the application site, as such an arboricultural impact assessment has been submitted with the application. No tree removal is proposed as part of the proposed development, as such the tree protection measures outlined within the survey should be adhered to. 

A preliminary bat roost assessment was conducted at the application site on the 30th April 2024. The survey concluded that the application building itself offers negligible roosting potential and no evidence of bats were recorded. As such, no further surveys are required.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed development would not be harmful to the amenity of any neighbouring residents, character of the host property or visual amenities of the area. 

In addition, it is not considered that the proposed development would have any undue impact upon the historic character of the Wiswell 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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