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	20/3/25
	

	Officer:
	BT
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Variation of condition 2 (approved plans) and 3 (materials)  to change proposed roofing material to glass on planning permission 3/2022/0125 for proposed demolition of existing utility room extension and replacement with single storey rear and side extension.

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

		

	CONSULTATIONS: 
	Parish/Town Council

	Waddington Parish Council:
	Consulted 4/3/25 – no response received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Lancashire County Council 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
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:

3/2022/0125:
Proposed demolition of existing utility room extension and replacement with single storey rear and side extension. Resubmission of 3/2021/1195 (Approved)

3/2021/1195:
Proposed demolition of existing utility room extension and replacement with single storey rear and side extension (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 two storey end terraced property in Waddington. The application property comprises a mixture of stone elevations, slate roof tiles and UPVC windows. Principal access to the property is from Waddow View via a front garden area with additional access to the property’s rear yard and off-street area being from Edisford Road via a small bridge crossing. The application site lies within the South-western portion of Waddington’s defined settlement area with the wider surrounding 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 3/2022/0125 for the demolition of a utility room and construction of a replacement single storey rear and side extension. The roof profile of the approved extension comprises a mono-pitched slate roof with a single rectangular roof light opening however the application’s supporting information states that the applicant would like to introduce more glass into the roof profile of the approved extension in order to allow more light into the interior of the approved extension. Accordingly, consent is sought to replace the approved plan numbers forming part of previous planning application 3/2022/0125 with revised plans submitted as part of this S73 application. 


	Residential Amenity: 

It is not anticipated that the proposed variation would unduly impact upon the amenity of any neighbouring residents.


	Visual Amenity/Landscape: 

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 amendment sought comprises a change to the roofing materials sited between the parapet components of the approved extension’s mono-pitched roof, whereby the extension’s approved slate roof tiles and rectangular roof light would be replaced with a simple glass panelled aluminium roof. This would amount to a minor change in visual terms relative to the approved roof design, with the glass panelled roof appropriately assimilating with the extension’s rectangular Northern elevation window opening and first floor window openings of the application property. In addition, the proposed panelled glass roof would remain predominantly screened from public view behind a neighbouring hedgerow and the roof parapets of the extension.

Consequently, it is considered that the proposed amendment sought would amount to a minor material change to the consent originally approved and it is not considered that this change 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.


	Highways: 

No highway impacts and the same conditions relating to these issues would be attached in any new permission granted.


	Landscape/Ecology: 

No landscaping or ecology impacts and the same conditions relating to these issues would be attached in any new permission granted.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed variation to condition 2 from original planning consent 3/2022/0125 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.



image1.jpeg
&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk




