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	Date Inspected:
	28/09/2017
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Removal of flat roof and erection of pitched roof to existing single-storey extension to the front elevation.

	Site Address/Location:
	93 Regent Street, Waddington BB7 3JA

	


	CONSULTATIONS: 
	Parish/Town Council

	No observations received at the time of determination.

	

	CONSULTATIONS:
	Additional Representations.

	No observations received at the time of determination.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Policy EN2 - Landscape

Policy DMG1 – General Considerations

Policy DME4 – Protecting Heritage Assets

Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)



	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Location:

The application relates to a traditional two-storey cottage at the head of a small courtyard of properties off Regent Street within the main settlement of Waddington. 

	Proposed Development:

Consent is sought for the replacement of the flat roof above the existing extension to the front elevation serving the kitchen with a lean-to roof which is to extend over the existing doorway to create a covered canopy projecting 2.62m from the front elevation and measuring 3.57m in length to be constructed of slate tiles to match the existing property.

	Relevant Planning History:

N/A


	Impact Upon Residential Amenity:
Due to the courtyard arrangement of the site a number of windows serving neighbouring residential properties face 93 Regent Street. Due to the marginal alteration to the pitch of the roof I am satisfied that the proposal would have negligible impact, and not result in significant undue harm upon the amenity of neighbouring residents.

	Visual Amenity/External Appearance:

In terms of design, I am mindful that the property is within an Area of Outstanding Natural Beauty and Waddington Conservation Area. Development in this case should therefore conserve and where appropriate enhance the character and appearance of the area and make a positive contribution as per EN2 and DME4 of the Core Strategy.

The initial plan submitted included the insertion of a velux window to the proposed roof. In my view this domesticated addition would detract from the appearance of the Conservation Area given that the site is visible from the main access through the village ‘Waddington Road’ and is not a typical feature of the area. Amended plans were received on the 23rd of October 2017 which now confirms that this feature is to be removed from the scheme.

On this basis, I am satisfied that in design terms the roof complies with DMG1 of the Core Strategy and would result in a visual improvement upon the existing flat roof, enhancing the appearance of the designated Conservation Area.
I am satisfied in design terms that the proposal complies with DMG1 and DME4 of the Core Strategy.


	Conclusion:

In conclusion, it is considered that the proposed development would not result in harm to the character and appearance of the existing dwelling or the Conservation Area, nor will it cause any significant harm to the amenity of neighbouring residents. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That conditional planning permission be granted


