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	Development Description:
	Variation of Condition 2 (Plans) of planning permission 3/2021/0583 to change the design of the proposed house to a smaller, more traditional character.

	Site Address/Location:
	Land Adjacent to 39 Clitheroe Road Whalley BB7 9AD

	

	CONSULTATIONS: 
	Parish/Town Council

	No comments received 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection 

	

	CONSULTATIONS: 
	Additional Representations.

	2 representations have been received: 

Concerns summarised as
· Overlooking
· Visual impact
· Drainage
· Loss of trees 


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:
Policy DS1: Development Strategy 
Policy DS2: Sustainable Development 
Policy DMG1: General Considerations 
Policy DMG2: Strategic Considerations 
Policy DMH3: Dwellings in The Open Countryside & The AONB 


	Relevant Planning History:

3/2021/0583 - Resubmission of 3/2021/0319 with design amendments to previous approvals 3/2018/0455 and 3/2019/0467 for one 3 storey dwelling. PP granted  

3/2021/0585 - Discharge of Conditions 3 (Highway Details) 4 (Tree Works) 5 (Arboricultural Statement) of planning application 3/2017/0849. Decided 1 July 2021.

3/2021/0319 - Design amendments to previous approvals 3/2018/0455 and 3/2019/0467 for one 3 storey dwelling. PP refused 21/5/2021

3/2019/0467 -Reserved matters including appearance, landscaping, layout and scale for one dwelling approved under outline planning permission 3/2017/0849. PP granted 23/07/2019.

3/2018/0455 – Reserved matters including appearance, landscaping, layout and scale for one dwelling approved under outline planning permission 3/2017/0849. PP granted 27/07/2018. 

3/2017/0849 - Outline application for one dwelling using the existing access off Clitheroe Road. PP granted 24/10/2017. 

3/2014/0827 - Outline application for one dwelling using the existing access off Clitheroe Road. PP refused 6/11/2014. Appeal allowed 21/5/2015.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The application site is located on the outskirts of of Whalley, it is just outside the settlement boundary and located on a parcel of land between 37 and 39 Clitheroe Road.



	Proposed Development for which consent is sought:
The application seeks a variation of condition 2 (approved plans) on application 2021/0583 to allow design changes to the previously approved dwelling. 

The proposed dwelling is a more traditional design than previous approvals. It is a 5 bedroom dwelling arranged over 3 floors with dormers in the roof space. It occupies a similar footprint to the previous approvals but is oriented differently. The materials proposed are predominantly stone with partial render to the side and grey slate roof. 

	Principle of Development:
The principle of the development of the site for one dwelling has been established through the previous approvals on the site and the extant planning permission 3/2021/0319 although there have been various incarnations of the design. 

As such the proposal is considered acceptable in principle subject to an assessment of the material planning considerations. 


	Residential Amenity:
As aforementioned the new dwelling occupies a similar footprint within the site as previous approvals. The application seeks consent for changes to the design of the house including position of the garage but all other matters remain as previously approved. 

A balcony is now proposed at the rear which can be access via the master or guest bedroom. The balcony is approx. 15 metres from the side boundary beyond which there is a strip of pastureland between the site and the boundary of 37 Clitheroe Road and properties on Hayhurst Close. This balcony is set in slightly behind the main wall of the house.  It is noted that previously approved scheme had several first-floor windows facing south which were nearer to the boundary than the revised scheme but they served a landing. This scheme has a door from the guest bedroom leading onto the balcony but no other first floor windows in the south facing elevation. 

Some concerns have been raised by neighbours with respect to overlooking and removal of screen hedging. There have been no significant changes proposed to the landscaping and it has been previously agreed that a natural hedge and planting of trees will replace the existing conifers.  The distance from the balcony to the nearest garden boundary is 30 metres with the strip of open field between.
However, the site is very open due to the removal of the conifers and number 37 adjacent has several windows facing directly onto the site. Despite the facing distance of approx 40 metres from balcony to windows, it is considered that the balcony would result in a loss of privacy when in use and to mitigate this the plans have been amended to screen the side facing elevation allowing direct views only onto the field to the rear. 

The amended scheme is considered acceptable in terms of residential amenity. 


	Visual Amenity:
The site is quite substantial and is located on the edge of the settlement. The immediate surrounding area is characterised of substantial individually designed dwellings in large plots, most of which are set well back from the road and screened, and this proposal will maintain that prevailing character.  

It is not considered that the proposed changes to the design would have a detrimental impact on the surrounding environment and would be a more traditional design that would integrate with the surrounding area. Whilst the comments with regard to render are noted, this is on a small section of the side elevations and is proposed to be a cream colour. There is a mixture of materials found on surrounding properties and as such this is not considered incongruous. 

As aforementioned the landscaping is similar to the previous approved, the conifers will be replaced with a hedgerow mix and individual trees. 


	Highways:
No amendments are proposed to the parking provision or access arrangements and there are no concerns raised from a highway safety perspective. 

	Observations/Consideration of Matters Raised/Conclusion:
For the reasons in the appraisal and having regard to the relevant core strategy policies and material planning considerations the proposed design changes are considered acceptable and it is therefore recommended accordingly. 

	RECOMMENDATION:
	That the variation to condition 2 is granted. 
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