	Report to be read in conjunction with the Decision Notice.
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	Application Ref:
	2024/0499
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	Date Inspected:
	N/A
	Site Notice:
	N/A
	

	Officer:
	EP
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed single-storey extension to rear (pursuant to variation of condition 2 (approved plans) to allow a flat roof instead of the approved pitched roof of permission 3/2024/0281).

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

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	N/A

	

	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

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMH5:	Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

2024/0281 – 
Proposed single storey extension to rear. (approved with conditions). 

2023/0830 – 
Certificate of Lawfulness for proposed single-storey extension to the rear. (approved). 

2020/0755 – 
Proposed front and rear single storey extension (approved with conditions). 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached property in Waddington. The surrounding area is predominately residential, and the application site does not fall on any designated land. 


	Proposed Development for which consent is sought:

Planning consent was granted under application 3/2024/0281 for the construction of a single storey rear extension. This application seeks consent for a variation to the design of the approved development with the revised scheme to comprise of the following changes:

· Alteration of the roof pitch to allow for a flat roof design as opposed to the approved pitched roof. 

Accordingly, consent is sought to replace the approved plan numbers forming part of the previous planning application 3/2024/0281 with revised plans submitted as part of this S73 application. 


	Impact Upon Residential Amenity:

The overall height of the proposed developemnt following the alteration of the roof design will be substantially shorter than that approved previously. The roof height will now measure 2.6 metres in height, this is in excess of 0.6 metres shorter than the pitched roof design. It can therefore be argued that any adverse impact on residential amenity, in respect of overshadowing or overbearing, would be reduced following the proposed alterations. 

The proposed window and door openings are consistent with the previous approval, as such no adverse impact in respect to loss of privacy or overlooking is expected. 


	Visual Amenity/External Appearance:

The proposed extension is sited to the rear of the application dwelling and as such is largely out of sight from within the public realm. Nonetheless, the proposed materials remain consistent with those found on the application dwelling and on properties in the vicinity. Whilst the previously approved pitched roof extension was considered to be of better design in respect of architectural detail and the level of cohesivity, given the screened location of the developemnt at the rear of the dwelling, it is not considered there would be grounds for refusal on this basis. There would be no increased harm on visual amenity as a result of the proposed alteration. 


	Highways and Parking:

LCC Highways were not consulted in relation to the proposal given it will not impact highway safety or amenity. 


	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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