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	Date Inspected:
	22/02/2024
	Site Notice:
	N/A
	

	Officer:
	EP
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Two storey extension to side and rear to include two rear dormers following demolition of existing extension, rooflights to side elevation and internal reconfiguration to residential property. 

	Site Address/Location:
	24 Waddow Grove, Waddington BB7 3JL.

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to conditions. 

	

	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 EN4:	Biodiversity and Geodiversity
Key Statement EN5:	Heritage Assets

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DME2:	Landscape & Townscape Protection
Policy DME3:	Site and Species Protection and Conservation
Policy DME4:	Protecting Heritage Assets
Policy DMH5:	Residential and Curtilage Extensions

Planning (Listed Buildings and Conservation Areas) Act
National Planning Policy Framework (NPPF)


	Relevant Planning History:

No recent planning history. 


	





	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached property within the defined settlement limits of Waddington. The application site itself is not on any designated land but lies adjacent to Waddington Conservation Area and is in Close proximity to the Grade II Waddington Hall. The surrounding area is predominately residential being typified of similar detached bungalow style properties. 


	Proposed Development for which consent is sought:

Consent is sought for the construction of a two-storey side and rear extension to accommodate increased living space, and two additional bedrooms one of which will be ground floor. An existing two-storey extension will be demolished to allow for the extension with the overall footprint of the dwelling being marginally increased, by approximately 7 square metres.


	Impact upon Listed Building(s) and Setting and Conservation Area:

The application site falls adjacent to Waddington Conservation Area and is in Close Proximity to the Grade II Listed Waddington Hall. As such, consideration must be given into the impact of the proposal on the setting of these designated heritage assets. 

The application site is located adjacent to an area of dense woodland, which acts as a barrier between the site and the designated heritage assets. The proposed development will therefore be heavily screened when viewed from the Conservation area and the Listed Building. The Waddow Grove estate itself is more modern having been constructed in the 1970s, it is therefore not considered that the development would have any greater impact on the designated heritage assets than that already afforded by the existing housing estate. 


	Impact Upon Residential Amenity:

The application dwelling has two neighbouring properties immediately adjacent with the potential to be impacted by the proposal, they are known as No.23 and No.26 Waddow Grove. No.26 is sited to the Southwest of the application dwelling, where no new built form is being constructed. As such, there are no concerns in respect of loss of light or overbearing impact as a result. There are three rooflights proposed in the southwestern roof slope of the application dwelling, which will directly face a dormer extension on No.26. This does raise concerns in respect of privacy and there would likely be a sense of overlooking created. However, this can be overcome via a planning condition for obscure glazing, and therefore does not on its own warrant refusal. 

The proposed side and rear extension is sited on the Northeastern side of the dwelling, where No.23 Waddow Grove is positioned. The rear two-storey element of the proposal will replace an existing two-storey extension at the dwelling. This proposed rear extension will be substantially shorter in height, with a similar footprint, when compared with the existing extension and consequently raises no concerns in respect of overbearing impact of loss of light. The application dwelling also benefits from an existing side projection with a steep sloping roof profile. This element will be replaced with a side extension featuring a reverse gable roof pitch. While this roof formation will result in a greater amount of built form on the side elevation, there are no windows on the side elevation of the neighbouring property that would experience loss of light as a result. Again, the footprint is largely consistent with the existing projection being only marginally larger. Therefore, there is no adverse impact expected as a result of the proposal in respect of residential amenity. 


	Visual Amenity/External Appearance:

The existing dwelling comprises a lean-to style two storey element on the side elevation of the dwelling, which accommodates a garage to the ground floor. The proposed two-storey side extension is similar in respect of footprint but will host a reverse gable roof pitch. Whilst this is more visually prominent than the existing sloping roof pitch, it will be set below the ridge of the main house. In addition, the side extension will be set back significantly from the principal elevation of the dwelling, consequently taking a wholly subservient position to the property. The proposed side extension also features a small, flat roofed forward projection featuring a large, glazed opening, this adds an element of architectural interest to the dwelling and is considered to be a positive visual feature. 

The proposed rear extension will be largely out of site from within the public realm. However, there is a public right of way footpath adjacent to the rear boundary of the property, which may afford slight views of the dwelling.  There is an existing two-storey rear extension at the dwelling which will be demolished to accommodate the rear extension, which is a continuation of the proposed side extension. The proposed extension will read as a more coherent addition than the existing rear extension, improving the visual appearance of the dwelling. The proposed rear extension is more contemporary in its design, than the existing dwelling, however given its relatively screened location it is not considered that there will be any adverse visual impact. 

In respect of materials, the proposed extension will be faced in white render, whilst this isn’t consistent with the application dwelling as existing, it is a material found in the locality and consequently the extension will integrate sufficiently into the street scene. 


	Highways and Parking:

LCC Highways raise no objection to the proposal subject to the imposition of conditions relating to the installation of a dropped kerb and construction of the parking areas. 


	Landscape/Ecology:

A preliminary bat roost assessment has been provided with the application, which was conducted on the 4th December 2023 at the application site. The survey concluded that no evidence of bats was recorded, and that the property offers negligible roosting potential. As such, no further surveys are required. However, it is considered that there is an opportunity to boost roosting potential via the installation of artificial bat boxes. 


	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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