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	Date Inspected:
	19/03/2019
	

	Officer:
	HM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Application for garage extension

	Site Address/Location:
	Pendle View Cottage West Lane Worston bb7 1qa

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections have been received in respect of the proposed development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections have been received in respect of the proposed development.

	CONSULTATIONS: 
	Additional Representations.

	One additional letter of representation has been received from a neighbouring property the comments are as follows:
· The proposed garage will be overly large when compared to the cottage

· Plastic windows are not permitted in the conservation area
· The proposal will be highly visible and out of keeping



	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN5 – Heritage Assets

Policy DMG1 – General Considerations

Policy DME2 – Landscape and Townscape Protection

Policy DME3 – Site and Species Protection and Conservation

Policy DME4 – Protecting Heritage Assets

Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)

Planning (Listed Buildings and Conservation Areas) Act 1990



	Relevant Planning History:

3/2016/0190- Two storey and one storey extension to rear. (Approved with Conditions)

3/2016/0651- Demolish existing garage at rear of property and re-build further towards the end of the garden. (Approved with Conditions)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

 The application relates to a semi-detached cottage located within the settlement of Worston. The village of Worston is a designated Conservation Area, the application property itself is noted as a Building of Townscape Merit within the Worston Conservation Area Appraisal.


	Proposed Development for which consent is sought:

Consent is sought for the extension of the existing garage to provide additional parking, the proposed extension will measure approximately 6m by 6m and will extend from the ridge height at approximately 4.1m and the eaves at approximately 2.5m.


	Impact upon Character/appearance of Conservations Area:

The property is located within the Worston conservation area.  Section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that special attention is to be paid to the desirability of preserving or enhancing the character or appearance of a Conservation Area. The Worston Conservation Area Management Guidance states that when considering an application the Council must consider all applications very carefully which propose to alter or extend those buildings which are identified as having townscape merit.

The proposed detached garage would be partially visible from Main Street, but would not be considered an overly prominent addition when compared to the existing garage. It is considered that the proposed development would have limited affect upon the character and appearance of the conservation area.



	Residential Amenity:
The proposed garage would be located approximately 20m from the rear of the application dwelling. It would be sited close to the shared boundary with Dugdales Barn. The existing boundary treatments are considered adequate for the screening of the proposed extension. Therefore it is considered that the proposed development will not have an unacceptable impact on the amenity of the neighbouring properties through loss of outlook, privacy or light.


	Visual Amenity:
The application site is located within the Worston Conservation Area, Policy DME4 states ‘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. Development which makes a positive contribution and conserves and enhances the character, appearance and significance of its location, scale, size, design and materials and existing buildings, structures, trees and open spaces will be supported.’  In this case the siting of the proposal would not harm the streetscene and would not conflict with the established building lines of the main dwelling or the surrounding area as it would be sited to the rear of the application dwelling. Therefore, it is considered that the development would accord with Core Strategy Policy DMG1 and Policy DME4.
In terms of its design, the proposed garage would be commensurate to the scale of the main dwelling. The proposed materials, will match the existing garage, namely, the garage would be faced with natural stone to the front elevation and roughcast render to the rear and side elevations and slate roof tiles.  A condition will be implemented on the garage that all doors and windows must be timber, as white upvc is not considered to be acceptable in this location. It is considered the matching materials would maintain coherence between the main dwelling, existing garage and the proposed garage extension. Therefore, it is considered that the proposed development would not result in any harm to the visual appearance of the host dwelling or the surrounding Conservation Area. A condition will be implemented on the garage that all doors and windows must be timber, as upvc is not considered to be acceptable in this location.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed development will not result in any significant impact on the residential or visual amenity of the area. With all the above taken into consideration it is recommended accordingly.

	RECOMMENDATION:
	That planning consent be granted.


