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	Date Inspected:
	26/06/18
	

	Officer:
	SK
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Material amendment to previous approval 3/2015/0649 for 9 dwellings, to accommodate footpath proposed by Ribble Valley Borough Council (Primrose Lodge landscape project).  Adjustments to the positioning of the dwelling blocks 1-4 and 5-6 to respond to the intended footpath and amendments to the design of those six previously-approved houses.

	Site Address/Location:
	Land adj 97 Woone Lane Clitheroe BB7 1BJ

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections rasied.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections raised.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	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 DME1 – Protecting Trees & Woodland

Policy DME2 – Landscape & Townscape Protection

National Planning Policy Framework (NPPF)



	Relevant Planning History:

3/2016/0714:

Discharge of condition(s) 5 (construction method statement), 10 (contaminated land site investigation) and 12 (non-native species removal) from planning permission 3/2015/0649.  (Approved with conditions)

3/2016/0800:

Discharge of conditions 7 (Structure over the highway), 8 (Site access and off-site works), 9 (visibility splays) 17 (surface water drainage) of planning application 3/2015/0649.  (Approved with conditions)

3/2015/0649:

Erection of nine dwellings with creation of new access to Woone Lane.  (Approved with conditions)

3/2011/1064:

Proposed residential development schemes totalling 113 dwellings (81 market and 32 affordable units).  Comprising 81 dwellings on land off Woone Lane adjacent to Primrose phase 1 site (Outline application including details of access, layout and scale) and 32 dwellings on land to rear of 59-97 Woone Lane (detailed application) plus related highway improvements at Whalley Rd/Primrose Rd junction.  (Approved with conditions)



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site is located on the eastern side of Woone lane being directly to the sough and adjacent number 97 Woone Lane.  The site lies within the defined Primrose Lodge Biological Heritage Site (BHS) being located at its northern extents.  The immediate area is largely typified by two-storey terraced properties primarily of a stone-faced construction.  The area is predominantly residential in character save that for the remainder of the BHS to the south.
The site has been largely been cleared and graded following the granting of consent for the erection of nine dwellings under application 3/2015/0649.



	Proposed Development for which consent is sought:

Full consent is sought for the erection of nine dwellings with associated landscaping and parking areas.  The submitted details propose the erection of one terrace block consisting of four dwellings (plots 1-4), one pair of semi-detached dwellings (Plots 5 & 6) and a further terrace consisting of three dwellings (Plots 7-9)
It is proposed that plots 1-4 will occupy a location towards the northern extents of the site with plots 5 & 6 being located at a midpoint in the site and the remaining dwelling (plots 7-9) occupying a location to the southern extents of the site.  It is proposed that plots 1-6  will benefit from a  considerable set back from the established building-line along Woone Lane, with plots 7-9 being located forward of the remainder of the proposed dwellings in an arrangement that is more aligned with the existing building line.

Vehicular parking for occupiers of the dwellings will be located forward of plots 1-6 adjacent Woone Lane.  It is proposed that a new footway will be created along the western extents  of the site fronting Woone Lane, the footway will interface with the existing footway at the northern extents of the site and continue southward where it terminates adjacent an existing boundary line.
Due to site topography it is proposed that the newly created parking areas will be set approximately 1400mm lower than the new footway.  Due to significant changes in levels on site the existing topography will have to be altered and raised to create a plateau that will accommodate the dwellings.  The eastern extents of the land to be raised will be delineated by retaining gabion wall of at a height of 4m above existing ground level at its highest point.
The propose layout benefits from a central corridor which will accommodate a future footpath link to the Primrose Lodge landscaping project which is currently in development.  The revisions to the layout following the granting of the original consent (3/2015/0649) are to facilitate and enable the aforementioned pedestrian link to be accommodated within the main body of the site and provide an element of southern connectivity to the Primrose BHS.

It is proposed that the dwellings will be two-storeys in height being faced in Marshals Cromwell Buff reconstituted stone, employing black upvc windows with head and sill detailing with black Upvc rainwater goods, fascias and soffits.



	Principle of Development:

The site benefits from a previous extant consent for the erection of nine dwellings as granted by approval 3/2015/0649.  Given there have been no significant changes in adopted local plan policy since the granting of consent and taking account that the consent at this stage remains extant, I do not consider that the application need be assessed for any direct conflicts with the Development Strategy for the borough as embodied within Key Statement DS1 of the adopted development plan.


	Impact Upon Residential Amenity:

During the course of the application officer have sought amendments that have resulted in the removal of a two storey out-rigger located adjacent 97 Woone Lane due to concerns relating to direct overlooking and potential loss of privacy.
The submitted details propose a layout that will result in plot 01 being located approximately 1.8m closer to number 97 Woone Lane than that of the previous consent.  However, taking into account of the orientation of plot 01 in relation to number 97 it is not considered that this relationship, even in its reduced proximity, would be of significant detriment to existing residential amenity.

The remainder of the proposed dwellings are considered to be of an adequate orientation and offset distance to protect existing and future residential amenity and as a result do not consider that the proposal will result in any significant measurable impact upon residential amenities.


	Visual Amenity/External Appearance:

The proposed dwellings are of a scale that is commensurate with those within the immediate vicinity being of a semi-traditional external appearance.  The dwellings employ archetypes that respond positively to the local vernacular.
Due to the proposals direct interface with the adjacent Primrose Lodge BHS and potential future footpath link the boundary treatments that will directly front the route will require bespoke consideration.  It has been suggested by the authority that the applicant employ ‘green-screen’ treatments in these area which will allow for a more sensitive visual transition into the adjacent BHS but also result in an element of ecological uplift.  As a result the applicant has provided a commitment to explore such options and has suggested that a condition be imposed relating to boundary treatments to allow for this option to be explored further.

Due to the difference in levels between the proposed footway and internal site levels there will be a need for some form of boundary treatment/barrier adjacent the footway to provide protection to pedestrians, no details have been submitted in respect of such a barrier and therefore a condition will be imposed requiring details to be submitted.



	Landscape/Ecology:

Given the site is within Primrose Lodge BHS a number of conditions have been attached in respect of drainage, landscaping and ecology enhancement/mitigation and do not consider, subject to the receipt of further information, that the proposal would result in a significant detrimental impact upon the immediate landscape or ecological value of the wider BHS.


	Observations/Consideration of Matters Raised/Conclusion:

Given the separation distances between existing and proposed dwellings and taking account of the orientation of primary habitable room windows it is not considered that the proposal would result in any significant detrimental impact upon existing or future residential amenity.  

It is further considered that the design and layout of the proposal will result in a positive contribution to the street scene and will not be of detriment to the character, appearance, and visual amenities of the area.
It is for the above reasons and having regard to all material considerations and matters raised that I recommend accordingly.



	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.


