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SUMMARY:   

Proposed extensions and alterations to the Masonic Hall in Ulverston.  Concerns 
regarding the impact of the two storey element on the amenity of the adjacent residential 
property.  Amendments to the scheme have been made in an attempt to reduce the 
scale of the scheme.  Deferred from February Committee Meeting for a site visit.  
Refuse 

 

ULVERSTON TOWN COUNCIL: 

Approve subject to the views of neighbours being taken into consideration. 

 

OTHER: 

Two letters of objection have been received from neighbouring residents, including a 
petition signed by six residents of Kings Road.  The main concerns are as follows: 

• The majority of residents were opposed to the previous extension to the 
building, which is now even more imposing and omnipotent.  Having a larger 
building would not only impact on the aesthetics of the street, but would also 
suggest increase usage, which always has a negative impact on the residents 
because of parking and noise. 

• The previous extension significantly reduced the natural light to the gable 
windows in the adjoining residential property.  The further extension to the rear 
will again impact on natural light as it will protrude past the building line, 
particularly to the kitchen.  The proposed two side doors and window will also 
overlook the garden. 

• There is also concern about the impact of the building work upon foundations, 
boundary wall and rear access lane. 



The neighbouring residents have been consulted with respect to the amended plans 
that have been submitted and any further responses received will be reported at the 
meeting. 

 

HISTORICAL CONTEXT: 

A two-storey extension was built following a planning permission granted in 1999.  
This included the creation of a committee room on the ground floor and an extended 
function room to the first floor.  

 

DESCRIPTION AND PROPOSAL: 

The two storey Masonic Hall is located between the A590 and Kings Road, 
immediately to the south of the town centre.  The property fronts onto Kings Road, 
which is predominantly residential in nature, and is sited between the public library to 
the east and residential properties to the west and south.  The original Hall was 
constructed in 1905 and is of an attractive classical design with a red sandstone 
frontage.  The nearest residential property located immediately to the west is 
separated from the recently constructed two storey side extension by 2.7 metres, and 
has a ridge height approximately 2 metres lower than the hall.  

This proposal seeks to construct an enclosed rear staircase from the first floor 
function room and a single storey extension along the rear western side of the 
building to create changing rooms and a store.  The scheme also includes the 
formation of a ramp to the front elevation to improve disabled access to the building. 

The staircase enclosure would project from the rear elevation of the side extension 
by 4 metres, with a sloping roofline forming a continuation from the eaves line of the 
main roof.  This element would be set back from the boundary with the neighbouring 
resident by 3 metres and would be 7.5 metres high falling to 5 metres at gutter level. 
An entrance door to the staircase would be positioned on the side elevation at 
ground floor level facing towards the neighbour.  The single storey elements would 
take the form of a lean-to extension along the side of the Hall, adjacent to the rear 
garden boundary of the neighbouring property.  This would be set back 1.3 metres 
from the side boundary.  Another door to the changing rooms and store would be 
positioned along the side elevation. The extensions would be faced with smooth 
render and the roof covered with blue grey slate. 

The access ramp would extend across the eastern half of the frontage, it would 
comprise a stone faced plinth rising to 0.6 metres high, topped with a metal handrail.  

The scheme has been amended in an attempt to address the concerns that have 
been raised regarding the impact of the staircase extension in particular upon the 
adjoining residential property.  The original submission provided a wider staircase 
enclosure which extended to within 1.3 metres of the side boundary, and included an 
elevated door opening and two windows on the side elevation. 

 

POLICY ISSUES:  

The site is located within the Ulverston Conservation Area. 

Policy CS8.6 of the adopted South Lakeland Core Strategy seeks to safeguard and where 
possible enhance historic environment assets, including Conservation Areas.   



Saved Policy C16 of the South Lakeland Local Plan reflects the statutory duty of the 
Local Planning Authority to have special regard to the desirability of preserving or 
enhancing the character of a Conservation Area.   

Saved Policy S2 requires all new development to take account of the South Lakeland 
Design Code. 

 

HUMAN RIGHTS ACT:   

This application has been determined to accord with the rights and limitations of the 
Act in relation to Article 6 (Right to a fair and public hearing), Article 8 (Right to 
respect for private and family life, home and correspondence), Article 14 (Prohibition 
of discrimination) and Article 1 of Protocol 1 (Right to peaceful enjoyment of 
possessions and protection of property). 

 

ASSESSMENT: 

The location and scale of the proposal is such that it would not have a significant 
adverse impact upon amenity in the wider area, or the character and appearance of 
the conservation area.  The scale and design of the proposal in this respect is 
considered to be acceptable. 

The main issue in this case is considered to be the impact of the development upon 
the aspect and amenity of the adjoining residential property, and in particular the 
proposed staircase enclosure.  

The adverse impact on the amenity of the residential property is caused by a 
domination of outlook creating a sense of enclosure or unease.  This adverse impact 
can be exerted on both the dwelling and the close environs of the curtilage, for 
example the patio area.  Domination of outlook is exacerbated by vertical surfaces 
and mitigated by sloping roofs. 

The presence of a 2 metre high fence along the boundary will to a certain extent 
screen the single storey extension when viewed from the neighbouring property. 
However the two storey staircase enclosure would present a more significant mass of 
development which would align with the adjacent rear sitting out area and 
conservatory.  Although the applicant has attempted to reduce the impact of this 
element by setting it further back from the boundary, its overall height, length and 
proximity to the boundary would have an adverse effect on the light and dominate the 
outlook to the rear of the dwelling.  It is therefore recommended that, on balance, the 
proposal should to be refused on the grounds of overbearing and unneighbourly 
impact. 

Members will have had the opportunity to view the site and the surrounding area. 

 
 

RECOMMENDATION:  REFUSE for the reason below - 

The proposed rear staircase extension, by reason of its height, mass and close 
proximity to the boundary, would be visually intrusive and overbearing, to the 
detriment of the living conditions currently enjoyed by the occupants of the 
neighbouring property, 1 Kings Road. 

 


