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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed single storey rear extension including erection of outdoor pergola. Previously refused 3/2021/1291 and 3/2022/0447

	Site Address/Location:
	Abbey House, West Lane, Worston. BB7 1QA

		

	CONSULTATIONS: 
	Parish/Town Council

	Worston and Mearley Parish Meeting 
	Consulted 4/1/23 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	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 DMG3 – Transport & Mobility
Policy DME4 – Protecting Heritage Assets

Planning (Listed Buildings and Conservation Areas) Act
National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2022/0447:
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 (Refused)

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


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached two storey property in Worston. The property is comprised of stone and render, slate roof tiles and UPVC doors and windows. The dwelling occupies a corner plot at the North-western end of Worston on the junction between West Lane and Back West Lane and comprises an elongated rear curtilage containing a detached garage and store. The surrounding area is residential with woodland, agricultural land and open countryside to the periphery.


	Proposed Development for which consent is sought:

Consent is sought for the construction of a rear single storey extension and pergola.


	Impact upon Character/appearance of Conservations Area:

The proposal site is situated within the Worston 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 Worston 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 would consist of stone and render, slate roof tiles and timber doors and windows, all of which would be in keeping with the historic character of properties within the immediate locality. Aluminium doors and windows would be partially utilised within the proposed development however given the use of UPVC doors and windows within the existing property it is not considered that these would detract from the historic character of the surrounding area. 


	Impact Upon Residential Amenity:

The majority of windows within the proposed rear extension would provide views into the property’s rear garden area and as such would not compromise the privacy of any neighbouring residents. There would be one window directly facing the common boundary shared with Lyndhurst however the intervening boundary wall provides sufficient screening to avoid any unacceptable overlooking issues. The shower room / store element of the rear extension would be sited on the common boundary shared with Lyndhurst however this element of the extension would be sited on the footprint of the property’s existing detached garage / store with its South-western roof pitch sloping away from the common boundary and as such would not impact upon the adjacent neighbouring property. The proposed pergola would be utilised as an outdoor dining area and would therefore not result in any noise disturbances above what would typically emanate from within a residential garden area. Accordingly, it is not considered that the proposed development would be harmful to the amenity of any neighbouring residents.
 

	Visual Amenity/External Appearance:

The proposed rear extension would cover a modest floor area with its footprint largely sited on the footprint of the property’s existing detached garage and with its eaves and roof pitch set well below the eaves and roof pitch of the main dwelling. The L-shaped mono roof pitch of the extension would be symmetrically aligned with the sloping gradient of the property’s existing roofscape with the North-western side elevation of the extension set well in from the North-western gable end of the host dwelling. In addition, the extension would comprise stone and rendered elevations topped with a slate roof which would be in keeping with the external features of the host dwelling. As such, the extension proposed would read as a subservient and appropriate addition to the host property. The proposed pergola would be equally modest in terms of height and footprint and sited on the footprint of an existing outbuilding and as such would be an acceptable addition to the property’s curtilage. Consequently, it is not considered that the proposed development would be harmful to the visual amenities of the area.


	Highways and Parking:

Lancashire County Council Highways have reviewed the proposal and have no issues with the proposed development therefore it is not considered the proposed works would have any undue impact upon highway safety.


	Landscape/Ecology:

A bat survey carried out at the application property on 7/2/23 found no evidence of any bat related activity. Notwithstanding this, the survey in question was carried out during a sub optimal time of year for observing bats therefore an additional planning condition has been imposed to this consent in order to ensure that a follow up emergence survey is conducted at the property within the optimal time period for observing bat activity.  


	Observations/Consideration of Matters Raised/Conclusion:

The proposed works would not be harmful to the amenity of any neighbouring residents 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 Worston Conservation Area.

As such and for the above reasons, 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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