	Report to be read in conjunction with the Decision Notice.

	Signed:
	Officer:
	BT
	Date:
	1/10/24
	Manager:
	LH
	Date:
	2/10/24

	

	Application Ref:
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	Date Inspected:
	N/A
	Site Notice:
	N/A
	

	Officer:
	BT
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Demolition of existing dwelling. Construction of replacement two-storey dwelling with rooms in the roofspace, single-storey annex and relocation of site access (pursuant to variation of condition 2 (approved plans) of planning permission 3/2023/1004 to allow an extension to the rear of the garage to create a utility room).

	Site Address/Location:
	The Hawthorns, West Bradford Road, Waddington, BB7 3JE.

		

	CONSULTATIONS: 
	Parish/Town Council

	Waddington Parish Council:
	Consulted 23/8/24 – no response received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1: Development Strategy
Key Statement DS2: Sustainable Development
Key Statement DMI2: Transport Considerations
Policy DMG1: General Considerations
Policy DMG2: Strategic Considerations
Policy DMG3: Transport & Mobility
Policy DME3: Site and Species Protection and Conservation
Policy DMH3: Dwellings in the Open Countryside and AONB
Policy DMB5: Footpaths and Bridleways

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2023/1004:
Demolition of existing dwelling. Construction of replacement two-storey dwelling with rooms in the roofspace, single-storey annex and relocation of site access. Resubmission of 3/2023/0759. (Approved)

3/2023/0759: 
Demolition of existing dwelling. Construction of replacement two-storey dwelling with rooms in the roofspace, single-storey annex and relocation of site access (Refused)

3/2023/0142: 
Demolition of existing dwelling. Creation of two new semi-detached dwellings with associated access, parking and garden areas (Refused)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a link-detached property in Waddington. The property comprises a slated gabled roof, stone and rendered elevations and timber and UPVC windows. The North-eastern portion of the property comprises a single storey flat roof integral garage which adjoins to an identical integral garage feature serving the adjoining neighbouring property of Hunters Gate which largely bears the same physical appearance as the application property. The front North-western elevation of the property faces into West Bradford Road with a front driveway providing off-street parking. The property comprises a sizeable rear garden area which extends South-eastwards towards open countryside. The application property sits amongst a small cluster of residential dwellings on the Eastern outskirts of Waddington with the wider area comprising a mixture of woodland, agricultural land and open countryside.


	Proposed Development for which consent is sought:

Planning consent was granted as part of application 3/2023/1004 for the demolition of the application property and construction of a replacement two-storey dwelling. Additional works approved included the construction of a detached annex building, creation of two parking bays to the front of the replacement dwelling and associated landscaping works. The current application seeks a minor amendment to the aforementioned scheme through incorporating a utility / boot room extension to the rear South-eastern elevation of the integral garage component of the approved replacement dwelling. Accordingly, consent is sought to replace the approved plan numbers forming part of previous planning application 3/2023/1004 with revised plans submitted as part of this S73 application. 


	Residential Amenity:

Paragraph 135 (f) of the National Planning Policy Framework states:

‘Planning policies and decisions should ensure that developments create places that are safe, inclusive and accessible and which promote health and well-being, with a high standard of amenity for existing and future users’.

Furthermore, Policy DMG1 of the Core Strategy requires all proposals for development to consider the effects of development upon existing amenities.

In this instance, the proposed utility / boot room extension would incorporate a window opening on its rear South-eastern elevation which would solely provide views into the replacement dwelling’s rear garden area and as such would not compromise the privacy of the adjacent neighbouring residents of Hunters Gate. The roof pitch of the adjoining integral garage and utility / boot room extension would be set slightly higher than the roof pitch of the originally approved integral garage however this increase in height would be relatively minor and given the separation distance that would be in place between the North-eastern gable of the adjoining integral garage and utility / boot room extension and South-western elevation of the adjacent neighbouring property, it is not considered that the minor increase in roof pitch height would lead to any adverse impacts upon the occupants of Hunters Gate in terms of overbearing impacts or loss of outlook or natural light.
Taking account of all of the above, it is not considered that the proposed amendment sought to the originally approved development would be harmful to the amenity of any neighbouring residents. The proposed development would therefore be compliant with the aims and objectives of Paragraph 135 (f) of the NPPF and Policy DMG1.


	Visual Amenity/External Appearance:

Paragraph 135 (c) of the NPPF states:

‘Planning policies and decisions should ensure that developments are sympathetic to local character and history, including the surrounding built environment and landscape setting’.

Policy DMG1 of the Ribble Valley Core Strategy provides additional general design guidance as follows: 

‘All development must be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing and style…particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character.’

In this instance, the proposed utility / boot room extension would be modest in terms of its footprint, with the combined footprint of the integral garage and utility / boot room extension only amounting to a marginal increase in footprint relative to that of the originally approved integral garage. In addition, and as previously conveyed, the roof pitch of the adjoining integral garage and utility / boot room extension would be set slightly higher than the roof pitch of the originally approved integral garage however this increase in height would be relatively minor, with the adjoining integral garage and utility / boot room extension still reading as subservient to the replacement dwelling in terms of its eaves and roof pitch height. Furthermore, the sloping roof gradient of the previously approved integral garage would be retained to align with the roof symmetry of the host dwelling, with the window and door opening within the utility / boot room also reflecting the proportionality of fenestration within the rear elevation of the approved replacement dwelling. 

Taking account of all of the above, it is not considered that the proposed amendment sought would amount to any fundamental change to the design and external appearance of the development originally approved, nor is it considered that the proposed amendment sought would be harmful to the visual amenities of the area. The proposed development would therefore satisfy the requirements of Paragraph 135 (c) of the NPPF and Policy DMG1 of the Core Strategy.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed variation to condition 2 from original planning consent 3/2023/1004 is considered acceptable on the basis that the changes proposed are considered to amount to a minor material change to the development originally approved which would not result in any harm to the visual amenities of the area.

Furthermore, there are no material changes since the previous consent as such the principle of development along with other matters such as highways, drainage and impact on residential amenity remains acceptable subject to conditions. 

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 the application be approved.
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