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	Application Ref:
	2023/0791
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	Date Inspected:
	12/07/2023
24/10/2023
	Site Notice:
	N/A
	

	Officer:
	EP
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed demolition of existing porch and detached garage and construction of replacement garage with single storey link building to rear (pursuant to variation of condition 2 (approved plans) of planning permission 3/2023/0791 to allow the ground floor level to be lowered by 0.3m and steps to be added between the existing house and extension). 

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

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received. 

	

	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 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:

3/2023/0791: Proposed demolition of existing porch and detached garage and construction of replacement garage with single storey link building to rear. (approved with conditions). 


	

	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:

Planning consent was granted under application 3/2023/0791 for the construction of a replacement garage and a single storey rear link extension. This application seeks consent for a variation to design of the approved development with the revised scheme to comprise of the following changes:

· Alteration to the ground floor level to accommodate a 0.3m increase in head height. 
· Installation of internal steps to accommodate the ground level change between the proposed extension and existing dwelling. 

Accordingly, consent is sought to replace the approved plan numbers forming part of the previous planning application 3/2023/0791 with revised plans submitted as part of this S73 application. 


	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 development will remain largely consistent with the approved scheme with the alterations proposed primarily affecting the dwelling internally. When viewed externally, the height will remain consistent with that that has been approved. As such, it is not considered that the proposed development would have any adverse impact on the character of the conservation area of application dwelling. 


	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. The proposed developemnt alterations will not result in an increase in roof height, so no increased sense of overbearing or loss of light will be created. As such, it is not considered there will be any significant adverse impact on residential amenity as a result of the proposal. 
 

	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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