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	Date Inspected:
	14/01/2025
	Site Notice:
	N/A
	

	Officer:
	EP
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Variation of conditions 2 (approved plans), 5 (window details and obscure glazing) and condition 6 (parking and turning facilities) of planning permission 3/2021/0998 for proposed new sustainable detached house on an existing development strip of land adjacent to Treetops.

	Site Address/Location:
	Tree Tops, Springfield Close, Whalley BB7 9AF.  

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections. 

	

	CONSULTATIONS: 
	Additional Representations.

	No comments received. 

	

	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

National Planning Policy Framework (NPPF)


	Relevant Planning History:

2023/0592: Approval of details reserved by condition 3 (external materials) and 9 (surface water drainage scheme) of planning permission 3/2021/0998. (approved with conditions). 

2021/0998: Proposed new sustainable detached house on an existing development strip of land adjacent to Treetops. (approved with conditions). 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached property within the defined settlement limits of Whalley, in which a new detached dwelling has been partially constructed adjacent following consent in 2021. The site is located down an access only track known as Springfield Close which is accessed via Wiswell Lane. 


	Proposed Development for which consent is sought:

Application 3/2021/0998 was approved for the construction of a new sustainable house adjacent to Tree Tops and associated access and driveway. Following approval of this consent, which has been substantially complete, some minor alterations to the scheme are proposed as follows

· Change of glazing from obscure to transparent in various windows of Tree Tops. 
· Minor alteration to the approved adjoining boundary between Tree Tops and the new dwelling. 
· Changes to the driveway and turning facilities. 

Accordingly, consent is sought to replace the approved plan numbers forming part of previous planning application 3/2021/0998 with revised plans submitted as part of this S73 application. 


	Impact Upon Residential Amenity:

Paragraph 135 (f) of the National Planning Policy Framework states:

‘Planning policies and decisions should ensure that developments create places that are safe, inclusive and accessible and which promote health and well-being, with a high standard of amenity for existing and future users’.

Furthermore, Policy DMG1 of the Core Strategy requires all proposals for development to consider the effects of development upon existing amenities.

The alterations proposed affect the glazing utilised in windows with the potential to impact the neighbouring receptors of the new dwelling. The first-floor window in the front (west) elevation as approved contained obscurely glazed panes. This application seeks to alter this to transparent glazing. These windows do not directly face any neighbouring receptors, and it not considered that this alteration would be of harm to residential amenity. Additionally, it was proposed that the rear (north) facing window would no longer feature obscure glazing as approved on the basis that the existing boundary treatment provides sufficient screening. However, despite the change in the adjoining boundary line, it is considered there would still be potential for overlooking into the curtilage of the new dwelling. The rear curtilage of the new dwelling is relatively modest in size, with the most private and usable section being that to the rear. Subsequently, following discussion, this window will continue to feature obscure glazing as per amended plans in the interest of protecting residential amenity.  


	Visual Amenity/External Appearance:

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.’

From a visual perspective, the proposed development will remain largely consistent with that approved under application 3/2021/0998. The proposed window openings are in the same locations, with the only difference being a change from obscure glazing to transparent. This in itself will not cause visual harm. 

The proposed driveway will be altered slightly due to a new gated access at a neighbouring property conflicting with the approved scheme. Again, this will not substantially alter the visual appearance of the site and consequently will not result in harm to the visual amenities of the area. Similarly, the proposed alterations to the boundary line between the existing and new dwellings, given they will not be readily visible from within the public realm, will not be of visual harm. 


	Highways and Parking:

LCC Highways were consulted in relation to the proposal and raise no objection of highway safety grounds. 


	Landscape/Ecology:

The development is exempt from having to achieve the mandatory Biodiversity Net Gain requirement as it is a S73 variation of a previous permission granted before April 2024.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed alterations are minor in nature and are not considered to cause any harm to visual or residential amenity subject to appropriate conditions. 

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That conditions 2, 5 and 6 be varied subject to condition. 
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