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	Date Inspected:
	
	

	Officer:
	RM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Non-material amendment from planning permission 3/2017/0573 for window alterations to plots 33 and 34.


	Site Address/Location:
	Land off union Street

	


	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

National Planning Policy Framework (NPPF)



	Relevant Planning History:

3/2017/0573 – Application for 36 single and two-storey dwellings (including 11 affordable units), car parking, landscaping and new access from Union Street – granted subject to conditions


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description:

The application relates to the residential development at Union Street in Clitheroe. Planning permission (3/2017/0573) was granted for the erection of 36 dwellings and work has commenced on site. This non-material application (NMA) relates to specially to approved plots 33 and 34 of this development.


	Nature of Non Material Amendment:

Consent is sought for a non-material amendment (NMA) to planning permission 3/2017/0573 which itself sought consent for the erection of 36 dwellings on land at Union Street, Clitheroe. As mentioned above this NMA relates to Plots 33 and 34.

The previously approved application provided a 15m distance between the front elevations of plots 33 and 34 and therefore plot 34 was designed to have non-habitable windows in the front elevation (obscurely glazed or blocked up on the inside) so as to ensure there were no issues in respect of overlooking and loss pf privacy. 
The developer is concerned about the visual impact of having no habitable windows in the front elevation and therefore proposes to alter the openings in both Plots 33 and 34. The alterations include the following: 

Plot 33 – removal of two secondary/non-habitable windows (one at ground and one at first floor).

Plot  34 – alteration of two previously approved obscurely glazed windows (one at ground and one at first floor) to standard glazed windows. 

The above alterations will ensure that there are standard glazed windows directly in line with each other on proposed plots 33 and 34.  


	Observations/Assessment/Conclusion:

The government published the NPPG on 6 March 2014. This is intended to complement the NPPF and to provide a single resource for planning guidance, whilst rationalising and streamlining the material. Almost all previous planning Circulars and advice notes have been cancelled. Specific reference will be made to the NPPG or other national advice in the Analysis section of the report, where appropriate.

Paragraph 008 to section 17a of the NPPG indicates that, in making decisions on non-material amendment applications, the local planning authority should take into account:

· “the effect of the change, together with any previous changes made under section 96A. They must also take into account any representations made by anyone notified […]. As this is not an application for planning permission, section 38(6) of the Planning and Compulsory Purchase Act 2004 does not apply.”

Paragraph 002 to section 17a of the NPPG indicates that:

· “There is no statutory definition of ‘non-material’. This is because it will be dependent on the context of the overall scheme – an amendment that is non-material in one context may be material in another. The local planning authority must be satisfied that the amendment sought is non-material in order to grant an application under section 96A of the Town and Country Planning Act 1990.”

Therefore, the purpose of the application is to seek the Council’s opinion as to whether the changes to the previously approved development are sufficiently material in their nature and in the context of the approved development (3/2017/0573) so as to require a fresh planning permission. Non-material amendment applications are not an application for planning permission, do not result in the issuing of a new planning permission and relate only to the amendments sought.

Paragraph 011 to section 17a of the NPPG states that the issuing of an approval for a non-material amendment application: 

· “only relates to the non-material amendments sought and the notice of the decision should describe these. It is not a reissue of the original planning permission, which still stands. The two documents should be read together.”

As detailed earlier the NMA seeks to make alterations to the window openings in the front elevations of Plots 33 and 34. The proposed alterations would ensure that there are no standard glazed windows directly facing each other so as to avoid any amenity issues in respect of Plots 33 and 34. The alterations would also result in Plot 34 not having obscurely glazed windows in the entire front elevation, which is considered to be an aesthetic improvement on the street scene.  

In view of the above the proposed alterations to the windows in Plots 33 and 34 would not materially alter the previously approved application and it is  therefore considered that the proposal constitutes a non-material amendment to the original planning permission for the purposes of Section 96A of the Town and Country Planning Act 1990 (as amended).



	RECOMMENDATION:
	That planning consent be granted.


