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	SH
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVAL

	

	Development Description:
	Proposed demolition of existing utility room extension and replacement with single storey rear and side extension. Resubmission of 3/2021/1195. 

	Site Address/Location:
	43 Waddow View, Waddington, Lancashire, BB7 3HJ

	

	CONSULTATIONS: 
	Parish/Town Council

	Comment received on 21/03/2022:

· The vehicle access bridge was not completed as detailed in the planning application 3/2005/0908, and hence has increased the risk of flooding. 
· A Condition on Decision Notice for 3/2005/0908 specifies the requirements to consult LCC Land Drainage and the Environment Agency prior to implementation, and therefore requires further investigation before a decision is issued. 
· As off-road parking is removed, the bridge should be removed to reduce the risk of future flooding.


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:

	Highways comments received 18/03/2022:

· Request that the extension is set back 5m from the gates so that a car can park. It is currently proposed at 4.5m.
· Amend the proposed floor plan in order to show the gates opening outwards over the bridge. 

These comments have been addressed in the corresponding paragraph below. 

	CONSULTATIONS: 
	Additional Representations.

	No comments have been received.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 - Development Strategy 
Key Statement DS2 - Presumption in Favour of Sustainable Development
Policy DMG1 – General Considerations 
Policy DMG2 – Strategic Considerations 
Policy DMG3 - Transport and Mobility
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2021/1195: 
Proposed demolition of existing utility room extension and erection of single storey rear and side extension to create additional living accommodation. (Refused)

3/2005/0908: 
Form access off Edisford Road into garden area to provide off-street parking for two cars. (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a semi-detached dwelling located at the corner of the junction between Waddow View and Edisford Road within the settlement boundary of Waddington. The property consists of coursed natural stone, natural slate roof tiles, and timber-effect UPVC doors and windows. The surrounding area is primarily residential, featuring a row of terraced properties adjoining to the East. A small stream is situated to the West of the site, with off-street parking to the North-West of the site, accessed by a stone bridge. The site is not situated within any designated areas. 


	Proposed Development for which consent is sought:

Consent is sought for the demolition of the existing utility extension, and the construction of a single storey extension to accommodate a new dining area. The extension will measure approximately 7.9m along the rear elevation and will protrude approximately 2.8m in width. The development will feature a lean-to style roof, with the maximum height of the extension measuring approximately 3.5m in height, with the eaves falling to around 2.5m from ground level. The extension will be constructed from natural coursed stonework, with render to the rear, natural grey/blue slate roof tiles and aluminium windows.


	Principle of development:

The proposal is a domestic extension to a dwelling and is acceptable in principle subject to an assessment of the material planning considerations.


	Residential Amenity:

Regarding residential amenity, the property is situated at the end of a terraced row along Waddow View, which fronts the highways of both Edisford Road and Waddow View. Therefore, neighbouring properties most likely to be affected by the proposal will be the adjoining property of number 42 Waddow View, and 24 Church Close, which is situated to the North of the development site. The proposal will extend off the existing gable situated on the Northern elevation of the property replacing an existing utility extension. No windows are proposed on the Eastern elevation and as the proposal is replacing an existing extension, it is considered that the proposed extension will have no adverse impact on neighbouring property No.42 Waddow View, in virtue of lack of privacy, reduction in natural light or overlooking.

The neighbouring property situated to the North, No.24 Church Close, would be most affected by the proposal, due to the siting of a window along the Northern elevation facing the property. However, the likelihood of residential amenity being affected is considered low, as the window planned would be a narrow window located close to the eaves of the extension. An access path for the rear of properties along Waddow view is situated North of the proposed extension, and a high hedge lines the boundary to this neighbouring dwelling. As such, it is therefore considered that the development will not result in opportunities for overlooking or loss of privacy as a result. 


	Visual Amenity:

Ribble Valley Core Strategy Policy DMG1 states that “development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature”. Furthermore, emphasis is placed on visual appearance and the relationship to surroundings. 

The proposed extension as outlined above will feature a lean-to roof with an eaves height measuring approximately 2.5m, and adjoining at the main property at a height of 3.5m respectively. The extension would have an outward projection of around 3m from the existing northern gable, and as a result, is considered to be wholly subservient and a modest addition to the existing property. Moreover, the visual impact of the proposal would be considered minimal, in as much that the extension will be sited predominantly to the rear, meaning it will not be visible from the highway of Waddow View. The extension will be more visually prominent from Edisford Road, however as the extension will be replacing an existing utility, and as the majority of the proposal will be screened by the existing wooden gates that access the rear of the property, the visual impact of the development on the existing property and surrounding area would be considered low. 

The materials chosen have been selected in order for the proposed extension to match the materials found on the existing host dwelling. Natural stonework and render to the elevations, with natural slate roof tiles and aluminium windows will integrate effectively with the existing materials and would therefore not be considered visually incoherent. 


	Ecology: 

Ribble Valley Borough Council Countryside Team were consulted regarding this application and concluded that the property has a low-risk potential for bats. As such, it is considered unlikely that any bats will be disturbed as a result of this proposal and is therefore considered acceptable. 


	Highways:

Lancashire County Council Highways have been consulted regarding the application and have made the following comments. Highways have requested the extension is set back approximately 5m from the gates in order for a car to park within the retained off-street parking. The gates on the proposed floor plan submitted within the application are also shown as opening inwards which needs amending to show them opening outwards over the bridge. 

After conducting a site visit on 18/03/2022, it was clear to see that the existing parking arrangement to the rear of the property is not currently used for this purpose, and the gates providing access to the rear of the property do indeed open inwards on site. As the application submitted could be granted under a Certificate of Lawfulness which does not require information regarding on-site parking, it is considered that the extension onto the land at the rear of the property would not be deemed detrimental and the points above are not considered significant enough to warrant a refusal. 


	Observations/Consideration of Matters Raised/Conclusion:

The proposal does not raise any concerns with regards to residential amenity in as much that the proposed works would not lead to any loss of natural light or outlook for any neighbouring residents. 

Matters have been raised by Waddington Parish Council, however issues surrounding the bridge are not considered to be applicable regarding this application, as no plans have been submitted which directly affect the access bridge. As such, these points are not considered significant enough to warrant a refusal.

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 planning permission be granted. 
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