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	Date Inspected:
	11/07/2023
	Site Notice:
	11/07/2023
	

	Officer:
	EP
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed Extension to existing summerhouse to create additional internal accommodation. 

	Site Address/Location:
	Victoria House West Lane Worston BB7 1QA

	


	CONSULTATIONS: 
	Parish/Town Council

	

	

	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

Policy DMG1:
General Considerations

Policy DMG2:
Strategic Considerations

Policy DME1:
Protecting Trees & Woodland

Policy DME2:
Landscape & Townscape Protection

Policy DMH5:
Residential and Curtilage Extensions

Planning (Listed Buildings and Conservation Areas) Act

National Planning Policy Framework (NPPF)



	Relevant Planning History:

3/2021/1276:
Proposed detached garage/office conversion to granny annexe (approved with conditions).



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The proposal relates to a converted barn property in Worston. The property consists of stone elevations, slate roof tiles and timber windows and doors. The surrounding area is characterised by numerous stone based residential dwellings with the wider area comprising agricultural fields and open countryside.



	Proposed Development for which consent is sought:

Consent is sought for the extension of an existing summerhouse to accommodate a storeroom and toilet facility. The extension will be constructed in materials to match the existing summerhouse, with natural coursed stone elevations and blue slate roof tiles. 


	Impact upon Character/appearance of Conservations Area and Visual Amenity/External Appearance:
Policy DME4 of the Ribble Valley Core Strategy states that in considering development proposals the council will make a presumption in favour of the conservation and enhancement of heritage assets and their settings. 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. This should include considerations as to whether it conserves and enhances the special architectural and historic character of the area as set out in the relevant conservation area appraisal. Development which makes a positive contribution and conserves and enhances the character, appearance and significance of the area in terms of its location, scale, size, design and materials and existing buildings, structures, trees and open spaces will be supported. In the conservation areas there will be a presumption in favour of the conservation and enhancement of elements that make a positive contribution to the character or appearance of the conservation area. 

Furthermore, Policy DMG1 states that development must 

· be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials. 

· Consider the density, layout and relationship between buildings, which is of major importance. Particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities.
The proposal is sited within Worston Conservation area, with the application dwelling being recognised as a building of townscape merit, therefore careful consideration must be given into the impact the proposal will have on the visual amenities of the area. The existing summerhouse is located a number of metres away from West Lane itself and as such is only partially visible from within the public realm. The proposal comprises a modest extension to the existing summerhouse, sited on the rear elevation, as such the existing summerhouse will provide a level of screening of the new development. Nevertheless, the proposed materials are in keeping with the both the existing summerhouse and host dwelling and are considered it integrate sufficiently. The summerhouse itself is a more modern structure and does not host the same historic value as the main dwelling itself, is therefore not considered the proposal would have any adverse impact on the history of the conservation area. 


	Impact Upon Residential Amenity:

The proposal comprises a modest extension to an existing summer house. The existing building is a sufficient distance from neighbouring dwellings and the new development won’t result in the built form being brought any closer to neighbouring receptors. As such, it raises no concerns in regard to residential amenity. 


	Highways and Parking:

LCC Highways have not been consulted in relation to the proposal given it will not impact highway safety or amenity. 


	Landscape/Ecology:

The existing summerhouse is in close proximity to protected trees. However, given the modest scale of the development it’s not considered that there will be any adverse impact on the trees. However, a cautionary approach should be taken and a relevant condition for tree protection will be imposed on the accompanying decision notice. 


	Other Matters: 

It is noted that an increase in the residential curtilage is required in order to accommodate the increased footprint of the summerhouse. Given the application dwelling is outside of the settlement boundary, this would not typically be acceptable and would be contrary to policy DMH5. However, given the small scale of the proposal and that the extension is to replace an existing timber extension of a similar size already erected on the summerhouse, it is acceptable in this instance. 



	Observations/Consideration of Matters Raised/Conclusion:

The proposed development is considered modest and will not have an adverse impact on the character of the 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.


