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	SK
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Removal of Condition 3 (Height of building) from outline planning permission 3/2019/0907 (for the erection of one new dwelling and associated works) to enable a dwelling of more than one storey.

	Site Address/Location:
	114 Clitheroe Road Whalley BB7 9AQ

		

	CONSULTATIONS: 
	Parish/Town Council

	No representations received in respect of the application.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	Following the receipt of revised site details which includes additional parking provision for one additional vehicle on the driveway of the property, the Local Highways Authority (LHA) have removed their original objection stating the following:

The LHA have reviewed PWL drawing number 1305-PL15 4B titled "Proposed Site Layout" and are aware that 3 car parking spaces will be provided on the driveway for the proposed 4 bed dwelling, as shown on PWL drawing number 1305-PL15 titled "Proposed Floor Plans." This complies with the LHAs parking guidance as defined in the LHAs Joint Lancashire Structure Plan and so the LHA have no objection to the proposal.

However, in respect of the above matter, given the application was made in outline only (matters of access), the provision of parking provision to be provided is only a material consideration at the subsequent reserved matters stage.


	CONSULTATIONS: 
	Additional Representations.

	No representations received in respect of the application.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DMI2 – Transport Considerations

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport & Mobility

National Planning Policy Framework (NPPF)


	Relevant Planning History:

2023/0135:
Variation of condition 1 (approved plans) of planning permission 3/2020/0803 to allow for first floor accommodation. (Live partner application)

3/2021/0359:
Discharge of conditions 6 (bird and bat boxes), 8 (surface water drainage) and 10 (construction method statement) from planning permission 3/2019/0907.  (Approved)

3/2021/0358:
Discharge of condition 2 (materials) from planning permission 3/2020/0803.  (Approved)

3/2020/0803:
Approval of all reserved matters including appearance, landscaping, layout and scale following outline planning permission 3/2019/0907 for one new dwelling and associated works.  (Approved)

3/2019/0907:
Outline application for the erection of one new dwelling and associated works.  (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to an existing bungalow style dwelling (114 Clitheroe Road, Whalley), the dwelling is located behind (east of) a newly constructed row of two-storey dwellings that directly front Clitheroe Road.  The area is predominantly residential in character save that for commercial premises located to the south.


	Proposed Development for which consent is sought:

The application seeks to remove condition 3 imposed pursuant to outline planning permission 3/2019/0907 which reads as follows:

The height of the dwelling proposed in any subsequent reserved matters application(s) pursuant to this consent shall not exceed one storey in height.

The condition was originally imposed to clarify the nature of the consent approved insofar that the application sought consent for the erection of single storey bungalow style dwelling, as such the condition was intended to inform and limit the external height of any future submitted subsequent reserved matters applications (or any building constructed pursuant to such a consent) to that of a bungalow style dwelling.

However, the condition by virtue of its detailed wording, also precludes the conversion of the internal roof space to that of habitable accommodation, in that doing so internally the dwelling would not longer be ‘single storey’ insofar that it would benefit from two internal floors and therefore be ‘two-storey’, albeit in terms of internal configuration only.  

The submitted details propose that the internal roof space will accommodate two additional bedrooms, resulting in the dwelling going from that of a two-bedroomed dwelling to that of a four bedroomed dwelling.  However, the submitted details are considered indicative only, particularly given the Section 73 application relates to that of an approved outline consent (matters of access only), as such there is no remit to impose conditions requiring the development to be carried out in accordance with these details.


	Impact Upon Residential Amenity:

The application seeks to remove condition 3 imposed pursuant to outline planning permission 3/2019/0907 which reads as follows:

The height of the dwelling proposed in any subsequent reserved matters application(s) pursuant to this consent shall not exceed one storey in height.

The condition was originally imposed to clarify the nature of the consent approved insofar that the application sought consent for the erection of single storey bungalow style dwelling.  Given the application seeks the removal of a condition which imposes a ‘height restriction’ (number of floors) from an outline consent, it is not considered that the removal of the condition will result in any measurable adverse impacts upon nearby residential amenity.  

Particularly insofar that the removal of the condition, in relation to the outline consent in isolation, would not permit nor grant consent for any operational development that would result in any additional impacts upon nearby residential amenity.


	Visual Amenity/External Appearance:

Given the proposal seeks consent for the removal of a condition which imposes a ‘height restriction’ (number of floors) from an outline consent, it is not considered that the removal of the condition will result in any measurable adverse impacts upon the character or visual amenities of the area.   

Particularly insofar that the removal of the condition, in relation to the outline consent in isolation, would not permit nor grant consent for any operational development that would result in any additional impacts upon the character or visual amenities of the area over and above that of the existing dwelling in its currently constructed state.


	Highways and Parking:

The Local Highways Authority have raised no objections to the proposal insofar that an amended site plan has been received which demonstrates that vehicular parking for three vehicles will be accommodated on the existing driveway which will be widened.


	Landscape/Ecology:

The reserved matters consent pursuant to the outline planning permission (3/2019/0907) to which this application relates, included the proposed provision of 1x ‘Schwegler’ bat Tube, the installation of 1x ‘Schwegler’ Sparrow terraces and 1x ‘Schwegler’ swift nest boxes.  

In respect of these matters, condition 6 of outline consent 3/2019/0907 imposed a requirement that such provision(s) (to be submitted and agreed at reserved matters stage) be implemented and made available for use prior to the occupation of the dwelling.

However, the applicant has failed to comply with this condition by failing to install the agreed/approved provision(s) prior to occupation of the welling.  As such the applicant has agreed to the imposition of a re-worded condition that requires the installation of the above referend nesting/roosting provision(s).  The condition will be imposed pursuant to the granting of parallel application 3/2023/0135, with such provisions to be installed within 6 months of the granting of consent (should consent be granted) with such provisions to be thereafter retained in perpetuity.


	Other Matters:

Given the application seeks the removal of a condition relating to an outline consent which has been implemented and completed (pursuant to the approved reserved matters consent 3/2020/0803) a number of the originally imposed conditions are no longer engaged and/or relevant, as such they have been deleted from the revised decision notice pursuant to this consent.

Where appropriate conditions that remain engaged, or conditions that remain in place for the lifetime of the development have been re-imposed pursuant to consent hereby approved. 


	Observations/Consideration of Matters Raised/Conclusion:

As such and for the above reasons, having regard to all material considerations and matters raised, the removal of condition 3 of planning consent 3/2019/0907 is recommended for approval.


	RECOMMENDATION:
	

	That the removal of condition 3 imposed pursuant to outline planning permission 3/2019/0907 be approved.
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