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	Date Inspected:
	19/05/2022
	

	Officer:
	SH
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	REFUSAL

	

	Development Description:
	Resubmission of application 3/2021/1291. Including design amendments to the proposed single storey rear extension with removal of existing outbuilding and the erection of an outdoor pergola.

	Site Address/Location:
	Abbey House, Worston, Clitheroe, BB7 1QA

	

	CONSULTATIONS: 
	Parish/Town Council

	No comments have been received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A 

	

	CONSULTATIONS: 
	Additional Representations.

	 No comments have been received. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 - Development Strategy 
Key Statement DS2 - Presumption in Favour of Sustainable Development
Key Statement EN5 – Heritage Assets
Policy DMG1 – General Considerations 
Policy DMG2 – Strategic Considerations 
Policy DME4 – Protecting Heritage Assets

Worston Conservation Area Appraisal 

Worston Conservation Area Management Guidance

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2021/1291:
Proposed single storey rear extension with removal of existing rear outbuilding. (Refusal)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached cottage known as Abbey House, situated just off West Lane in the settlement boundary of Worston. The property consists of natural stone and render, with slate roof tiles and white UPVC doors and windows. The surrounding area is predominantly residential, with the Calf’s Head public house being sited opposite the application property, and a Grade II Listed property known as Crowhill Cottage is situated to the East. The site itself falls within the boundaries of Worston Conservation Area. 


	Proposed Development for which consent is sought:

Consent is sought for the demolition of an existing garage outbuilding and the construction of a rear extension in order to provide an open plan living arrangement, along with a hallway, external storeroom, and utility facilities. The proposed rear extension will adjoin to the former detached garage structure and feature a flat roof design across the proposed extension, with a roof light situated above the proposed dining area. The extension will protrude approximately 3m off the North-Eastern corner and will protrude around 7m off the rear at the widest point. The total development will have a length of approximately 9.7m, with the maximum height measuring approximately 3.3m from ground level. The extension will be comprised of random natural stone and render, along with a stone parapet roof, a glass roof light, and a mixture of timber and aluminium windows and doors. 

Consent is also sought for the construction of a pizza oven shelter to the North-West of the residential curtilage. The shelter will have a pitched roof design, measuring approximately 6m in length, by 3m in width, with a maximum height of 3.1m and the eaves will fall to approximately 2.2m from ground level respectively. Materials will include an oak frame, with natural stone to the rear, along with slate roof tiles.


	Principle of development:

The proposal is a domestic extension to a dwelling and is acceptable in principle subject to an assessment of the material planning considerations.

The proposal site is situated within the Worston Conservation Area therefore additional consideration will be given towards the effect of the proposal on the historic and visual character of the surrounding landscape.


	Residential Amenity:

The neighbouring property situated to the West of the development site would be considered to be the most at risk from an impact regarding residential amenity as a result of the proposal. The planned extension will be sited to the rear of Abbey House, however as the extension will be sited to the North-East of the neighbouring property, any shadowing created as a result of the extension will fall within the application property’s curtilage. As the extension will be sited on the same foundations as the existing garage outbuilding, the extension would also not be considered to have an overbearing impact. The window proposed on the South-Western elevation will be sited behind a hedge and will therefore not result in any detrimental impact regarding residential amenity of the neighbouring dwelling.  

The proposed pizza oven outbuilding will be situated close to the boundary line between the application property and a neighbouring dwelling situated to the North of the residential curtilage, known as Beaconhurst. However, the difference in the topography of the land between the properties means that the pizza oven shelter will not result in any overshadowing or loss of privacy as a result. 


	Visual Amenity:

Ribble Valley Core Strategy Policy DMG1 states that “development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature”. Furthermore, emphasis is placed on visual appearance and the relationship to surroundings.  

The proposed pizza oven shelter to the rear of the residential curtilage due to its height and scale would be considered entirely subservient to the host dwelling. The external materials would be considered appropriate for the area and the vegetation buffer along the residential curtilage will aid in screening this element of the development from view. As such, the pizza oven would not be considered an inappropriate development with regard to visual appearance on the application property or the surrounding Worston Conservation Area. 

Abbey House occupies a corner plot within the surrounding pattern of development with its front elevation facing towards West Lane and its side and rear elevations facing towards Back West Lane. Due to the topography of the land, the property’s side and rear elevations command a high level of visual prominence within the existing built environment by virtue of the rear extension being clearly visible from Back West Lane. 

The single storey extension would project approximately 3m on the Eastern side of the development, and approximately 7m off the rear on the Western side. The alterations to the proposal from the previous application now include a stone parapet flat roof on the rear extension, standing at a maximum height of 3.3m. The proposal will span nearly the entire width of the property, and the stone parapet flat roof, along with the introduction of a glazed roof lantern will contribute to the extension having an overbearing presence and bulky appearance when viewed in conjunction with the existing built environment. Given the scale and massing of the proposed works, it is considered that the proposed extension would be largely at odds with the visual character of the existing property and would be a highly visible addition, resulting in the loss of the property’s simple, unadorned rear elevation, with the proposed extension largely detracting from the traditional character of the existing building, being ultimately of detriment to the historic character of the detached dwelling and inherent character of Worston. 

Pre-application advice was received in regard to a similar application which showed concerns regarding the visual appearance of the proposal. Reference was made to how the extension should be reduced by 300mm from the Eastern elevation in order for the development to be subservient to the original property. Since the previous application, the development has been reduced by 300m on the Eastern elevation. However, the alterations to the roofline will accentuate the proposed development, making it visually jarring with the original application property. The proposal also features inappropriate materials for a conservation area, including aluminium window frames and a glazed roof lantern, which fails to respect the traditional building materials and inherent character of Worston Conservation Area.

Furthermore, Policy DMG1 of the Ribble Valley Core Strategy states that all development must ‘be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing and style’ and ‘not adversely affect the amenities of the surrounding area’ however given the proposal’s siting, bulky design, massing, materials and scale, it is considered that the proposed extension would be a disproportionate, incongruous and an overly dominant addition to the existing property that would be both harmful to the visual amenities of the application property and visual amenities of the surrounding Conservation Area, all of which of which would be contrary to the aims of the above policy. 


	Landscape/Ecology:

No ecological constraints were identified in relation to the proposal.


	Highways:

Lancashire County Council Highways have been consulted and have made the following comments. The LHA have identified that that the number of bedrooms for the dwelling will not increase as a result of the proposal, and despite the existing garage being converted following the proposal, only one car parking space can be provided on site within the driveway. Therefore, the shortfall in parking being a pre-existing situation the LHA have no objection to the proposal. 


	Heritage:

The application site is situated within the boundaries of the Worston Conservation Area, and so consideration must be given towards the impact of the proposal will have on the historic character of the surrounding area. With reference to making decisions on applications for development situated within a conservation area, 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.”

The Ribble Valley Borough Council Core Strategy also emphasizes the importance that all development within a Conservation Area should “respect and safeguard the character, appearance and significance of the area”. 

A Worston Conservation Area Appraisal was composed in 2005 and discusses the potential threats to losing the historic character of the region through development. One of the threats identified to the area is the “Continuing loss of original architectural details and use of inappropriate modern materials or details” within proposals. In relation to the above proposal, the use of aluminium as a material for windows and doors would be considered an inappropriate modern material, which would fail to respond positively to the distinctiveness of Worston. Specific reference is made within the Worston Conservation Area Management Guidance to the use of aluminium standard windows causing damage to the character and appearance of historic buildings. 

The previous application involved the removal of the stone wall situated on the North-Eastern elevation of the application site in order to accommodate the proposed extension. It was encouraged that this wall was retained in order to preserve the boundary treatment, however the re-submitted proposal also involves the removal of the stone wall. This would result in loss of a traditional boundary feature which contributes to the historic character of the area. As a result, the proposed extension would result in the introduction of a material that would be wholly inappropriate, incongruous, and ultimately harmful to the aesthetic and historic character of the surrounding landscape, along with the development involving the removal of traditional boundary treatments which contribute to preserving the distinctiveness of Worston Conservation Area.  


	Observations/Consideration of Matters Raised/Conclusion:

The extension and pizza oven shelter outbuilding will not result in overshadowing, having an overbearing impact or resulting in loss of privacy as a result of the development on neighbouring dwellings therefore it is not considered that the proposed works would have any undue impact upon residential amenity. 

However, the rear extension would be of detriment to both the visual appearance of the property and to the Worston Conservation Area by reason of the proposal being highly visible and dominant within the surrounding pattern of development with no benefit to outweigh the harm to the visual amenities of the immediate street scene or the local distinctiveness of the surrounding area. 

It is for the above reasons and having regard to all material considerations and matters raised that planning consent be refused. 


	RECOMMENDATION:
	That planning permission be refused for the following reason(s):

	01
	The proposal would result in the introduction of an over dominant and incongruous form of development that would fail to respond positively to the inherent character of the immediate pattern of development, being of detriment to the visual amenities of the immediate street scene and historic character of the surrounding Conservation Area. As such, the proposal is considered to be in direct conflict with Policies DMG1 and DME4 of the Ribble Valley Borough Council Core Strategy. 
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