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	16/1/23
	

	Officer:
	BT
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Variation of conditions 2 (Plans) and 3 (Materials) of planning permission 3/2022/0043 to allow a change in the design of the garden room.

	Site Address/Location:
	Hall Foot, West Lane, Worston. BB7 1QA

		

	CONSULTATIONS: 
	Parish/Town Council

	Worston and Mearley Parish Meeting consulted on 8/12/22 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	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
Policy DMH5 – Residential And Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2022/0043:
New rear extension, outdoor swimming pool, changes to window style on front elevation, addition of one window on the first floor side elevation, external render change. (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The proposal relates to a detached two storey property in Worston. The property consists of render with stone corner quoins, slate roof tiles and timber windows and doors. The property is situated on the Western extents of Worston village with the surrounding area comprising agricultural fields, woodland and open countryside.


	Proposed Development for which consent is sought:

Planning consent was granted as part of application 3/2022/0043 for a rear extension, outdoor swimming pool and alterations to the property’s external appearance and window configuration.

Consent is sought to make the following variations to the above approved development:

· Minor alterations to the window / door configuration of the previously approved extension

· Minor alterations to the design / orientation of the roof lantern of the previously approved extension

· Minor increase in height to the previously approved extension

Accordingly, consent is sought to replace the approved plan numbers forming part of previous planning application 3/2022/0043 with revised plans submitted as part of this S73 application. 


	Residential Amenity:

The proposed amendments to the originally approved works would involve minor alterations to the window and door configuration of the previously approved side extension which would be sited approximately 180 metres away from the nearest neighbouring properties therefore the proposed works would not be harmful to the amenity of an y neighbouring residents. 


	Visual Amenity:

The proposed amendments sought would involve a minor increase in height to the originally approved side extension with no increase proposed to the footprint of the extension. The proposed amendments would involve minor alterations to the window and door configuration of the extension with slender metal framing proposed for the extension’s doors and windows which would serve as an appropriate alternative to the previously approved black aluminium framed design. The roof lantern element of the extension would be retained albeit with a slightly smaller roof lantern orientated 45 degrees clockwise. Accordingly, the design of the previously approved extension would be largely retained in terms of size and external appearance therefore it is not considered that the proposed amendments sought would be harmful to the visual amenities of the area.


	Ecology:

No ecological constraints were identified in relation to the proposal.


	Highways and Parking:

Lancashire County council have not been consulted on the proposal however the proposed amendments sought would have no bearing on the property’s parking arrangement therefore it is not considered that the proposed works would have any undue impact upon highway safety.


	Heritage:

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 amendments sought would involve the incorporation of slender metal framing to the extension’s doors and windows which would serve as an appropriate alternative to the previously approved black aluminium framing. No other significant changes in external materials are proposed as part of the amendments sought. Accordingly, it is not considered that the proposed amendments to the originally approved design would detract from the historic character of the surrounding Conservation Area.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed amendments sought to the originally approved development would have no impact upon any neighbouring residents and would carry a minimal visual impact by virtue of the property’s relatively isolated setting without detracting from the historic character of the surrounding Conservation Area.

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That the variation to condition 2 be approved.
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