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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Creation of new French doors to rear elevation and conversion of garage to home office incorporating bi-fold doors. 

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

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection. 

	

	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
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 installation of glazed French doors on the rear elevation of the dwelling. The application also seeks to convert the existing detached garage into a home office with the installation of bi-fold doors on the front elevation. 


	Impact upon Character/appearance of Conservations Area (Where Applicable):

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. 

The proposed works are contained solely to the rear of the dwelling. Much of the historic fabric that has been retained is found on the principal elevation of the dwelling. The rear elevation is faced in render which is more contemporary in nature and consequently the introduction of French doors on this elevation is not considered to inflict any significant loss of character. The addition of bi-folding doors on the detached garage, which is a later addition to the dwelling, is not considered to have any significant harm on the character of the dwelling. Therefore, the proposed works are not going to have a significant impact on the wider conservation area. 


	Impact Upon Residential Amenity:

The proposed development does not involve the introduction of any new built form that could result in any overbearing impact or loss of light. The proposed French doors on the rear elevation of the dwelling will provide views solely of the applicants rear garden. The new bi-folding doors on the detached garage will face the neighbouring property immediately to the East, however there is sufficient boundary treatment providing screening to mitigate any potential for overlooking. 


	Highways and Parking:

LCC Highways have been consulted in relation to the proposal and raise no objection despite the loss of a garage on the grounds that there is already a shortfall in the required parking spaces at the dwelling for the size of property. 


	Landscape/Ecology:

No ecological constraints identified. 


	Observations/Consideration of Matters Raised/Conclusion:

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.
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