RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE

DEFER AND DELEGATE TO THE DIRECTOR OF COMMUNITY SERVICES

DATE:


16 January 2013

REF:


SK

CHECKED BY:


APPLICATION NO: 3/2013/0854/P                                  (GRID REF: SD 377928 447082)

ERECTION OF REPLACEMENT DWELLING, SAWLEY LODGE, SAWLEY BB7 4LF

	PARISH COUNCIL:
	No response received.



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The County Surveyor raised no objection in principal to the proposed development subject to relevant planning conditions being attached in relation to potential affected public rights of way.



	ENVIRONMENT AGENCY:
	No objection.



	LCC ECOLOGY
	Consultation response awaited and to be reported verbally.



	NATURAL ENGLAND
	No objection.



	UNITED UTILITIES
	No objection subject to the imposition of planning conditions.



	LCC LANDSCAPE / FOREST OF BOWLAND AONB
	Have raised numerous concerns in relation to the application and the content of the submission.  Members are referred to the file for full details which can be summarised as follows:

· There are numerous short-comings in relation to the submitted landscape assessment and level of information provided which does not allow a full assessment to be undertaken in relation to the proposals visual impact upon the AONB.

· No assessment of the boundary wall/fencing has been provided in the supporting information or landscape assessment.

· The large country house/hall proposed is not a key feature of the areas local landscape character.

· The proposed walling/deer fence bounding the majority of the development will be a substantial built structure that could be inappropriate for the landscapes character.

· The scale and height of the proposed replacement building will be located on a prominent elevated area near the edge of the flood plain resulting in an incongruous and imposing structure in a rural landscape characterised by built development that is primarily of a much smaller scale and markedly different vernacular style.
· The range of planting proposed along the boundary and associated access track are inappropriate for the area given their non-native origin.  Boundary/avenue planting should be comprised of native species which are appropriate for the area's landscape character and beneficial for local biodiversity


	ADDITIONAL REPRESENTATIONS:
	16 letters of support have been received in relation to the application.


Proposal

This application seeks consent for the erection of a replacement dwelling at the site of Sawley Lodge, Sawley with associated ground-works, landscaping, boundary walling and access track. 

The proposal details the demolition of the existing Sawley Lodge and associated out buildings and the erection of a 5 bedroom replacement dwelling with associated courtyard building accommodating garaging, greenhouse, utility room, staff accommodation, orangery and estate office.

The replacement dwelling is two-storey in scale and adopts a neo-classical vernacular measuring 7.5m at eaves and approximately 8.8m at ridge.  It is proposed that the dwelling will be of a sandstone ashlar construction with Portland Haddonstone window/door surrounds, string courses, cappings and portico.  Windows and doors will be painted timber sliding sash with blue slate roof.  It is proposed that the dwelling will sit on a landscape plateau raised approximately 1m higher than that of the surrounding immediate ground level.

The ancillary courtyard buildings are linked to the main dwelling via a single storey utility area located to the northeast of the dwelling forming a quadrangle arrangement with the inner courtyard area to be surfaced in resin bound gravel with sandstone paving.  The courtyard buildings are single storey in height measuring approximately 4.2m at eaves at their highest point with a raised archway acting as a folly and entrance feature into the quadrangle.

The application also seeks consent for extensive ground-works, hard landscaping, re-grading and the erection of a perimeter security wall/deer fence.  It is proposed that the security walling will be of a 2m high ashlar sandstone construction with a galvanised steel wire and sectional post security fencing of 1m mounted atop the wall running an approximate length totalling approximately 600m.  The boundary of the wall follows the line of a historic access track to the existing Lodge at the western extents of the site returning back on itself to form part of the formal entry to the courtyard associated with the proposed replacement dwelling.  The walling then continues eastward adjacent the existing woodland being located on a raised area of land that will sit approximately 9m higher than the land level to the west by virtue of proposed re-grading, the walling then returns southward encompassing the area of the former tennis courts, “Hydro” building and Skinners Syke Stream.

As previously stated, extensive ground works and landscaping form an integral part of the overall proposal.  The proposal seeks consent for the re-grading of large areas within the proposal site, some of which is the rationalisation of existing land levels/topography with the remainder resulting in extensive topographical changes by virtue of terracing/banking which in some areas proposes the banking and excavation of the existing land level by approximately 9-10 metres, particularly to the eastern extents of the site directly adjacent the Biological Heritage Site and existing woodland to the north east to allow for the construction of the courtyard/quadrangle element of the proposal.

Members will note that there is a current associated application that has been submitted in parallel with the current submission Ref: 3/2013/0853 that proposes the construction of new gateway and gatehouse lodge to be ancillary to the main (replacement) dwelling, the parallel application also proposes the creation of a new access track, ground works, extensive landscaping and provision of car-parking facilities for anglers. 

Site Location

The proposal site is located within the defined open countryside within the Forest of Bowland AONB in an area characterised as Undulating Lowland Farmland with Parkland within the AONB landscape character appraisal. The proposal site is typified by a large area of lowland grassland with a raised plateau of land which currently accommodates Sawley Lodge, associated outbuildings and stable block.  

The proposal site is located approximately 565m to the north of Sawley and is afforded a high level of visibility from the west upon approach along Bowland By Bowland Road, the southwest along Sawley Bridge Lane with additional limited long-range views from Sawley Road. 

The site is bounded to the northeast by identified Biological Heritage Site which includes an identified area of ancient woodland, the applicant has submitted information that indicates a portion of this woodland may have been within the residential curtilage of the existing lodge, although at this stage this remains unconfirmed.  

Members will note that the Local Planning Authority has been informed by the Forestry Commission that a large amount of felling has been undertaken on-site prior to the submission of this application on an area that forms part of the proposal site.  The Local Planning Authority is currently awaiting clarification regarding the extents of the Biological Heritage Site and any potential damage resultant from the development and has received formal confirmation from the Forestry Commission that a re-stocking order has been negotiated and agreed that will require replacement tree planting elsewhere within the site as a result of the aforementioned felling.

Relevant Planning History

There is no planning history associated with the site that is relevant to the current application. 

Relevant Policies

Ribble Valley Districtwide Local Plan 
Policy G1 - Development Control. 

Policy G5 - Settlement Strategy. 

Policy H2 – Dwellings in the Open Countryside

Policy ENV3 – Development in open Countryside 

Policy ENV13 - Landscape Protection. 

Core Strategy 2008 – 2082 – a Local Plan for Ribble Valley Regulation 22 Consultation Draft 

Policy DMG1 – General Considerations. 

Policy DMG2 – Strategic Considerations. 

Policy DME2 – Landscape and Townscape Protection. 

Policy DME3 – Site and Species Protection and Conservation. 

Policy DMH3 – Dwellings in the Open Countryside

National Planning Policy Framework (NPPF).

Environmental, AONB, Human Rights and Other Issues

The matters to be considered in the determination of this application relate to the principle of the development in policy terms; the potential visual impact of the development; any potential effects upon landscape, ecology and trees; the visual impact and the character of the Forest of Bowland AONB; the potential impact upon neighbouring residential amenities and any issues in relation to highway safety.

Principle of Development

In assessing the proposal it is imperative to establish whether, in principle, the development would be considered acceptable in light of current and emerging policy considerations whilst fully considering the proposal against the aims and objective of the National Planning Policy Framework (NPPF).  

The site lies within the currently defined Open Countryside and Forest of Bowland AONB.  NPPF paragraph 55 emphasises that the development of isolated homes in the countryside should be avoided unless there are special circumstances.  Given that the proposal seeks consent for the erection of a replacement dwelling I do not consider that the principle of the development has to meet the tests/criteria set out in paragraph 55.  However, I am mindful that there is the need to consider the overall scale of the replacement dwelling and the cumulative increase in size/scale and its relationship with the wider context and setting which shall be covered in detail later in this report.

Highways

It is intended that the proposal will be served by the erection of a new access track in lieu of the existing track on site that runs to the west of laneside House, members will note that this element of the proposal has been submitted as part of a separate application. With only the extents of the new track proposed that are directly adjacent the proposed replacement dwelling and bounding “security wall” forming part of the current application. The County Surveyor raised no objection in principal to the proposed development subject to relevant planning conditions being attached.

Residential Amenity

In respect of potential impact upon residential amenity, given the isolated nature of the site and the location of proposed replacement dwelling in relation to adjoining/nearby dwellings, I consider the proposal as submitted would have no detrimental impact upon the residential amenities of existing/neighbouring occupiers.  

I am therefore mindful of the relationship between the proposed dwelling and the existing properties/uses within the area and given the layout and spatial relationships as detailed on the submitted plans, consider the scheme acceptable in terms of its impact upon residential amenity.

Appearance & Visual Amenity

In respect of the appearance of the proposed dwelling and associated works the Local Planning Authority has received objections from the Principal AONB Officer and Lancashire County Council Landscape Unit. These objections are predominantly in relation to the nature and extents of the artificial ground works, proposed security walling and the nature of the landscaping, with limited comments in relation to the inappropriate scale of the proposed replacement dwelling.

In terms of overall appearance and scale it is accepted that the proposed replacement dwelling and associated courtyard buildings represent a significant increase in overall footprint in relation to the existing buildings on site. However, when taking into account the overall landscaping strategy and design approach to the replacement dwelling as a whole, consider that the visual impact and intrusiveness of the proposal, will be somewhat mitigated by the extensive landscaping and terracing which will in effect form a backdrop to the development.

The replacement dwelling itself adopts a clear elevational hierarchy which aids in defining and reinforcing the neo-classical approach which is reinforced through its use of classical proportioning devices, particularly in its overall fenestrational arrangement.  The visual scale of the main dwelling is also lessened through its overall articulation, with the dwelling presenting a clear central focal and entry point.  The east and west separate “wings” remain visually subservient through their austere detailing in relation to the main body of the building whilst being clearly visually defined by a forward projection from their respective elevations which provides visual depth and relief. 

In respect of the courtyard buildings, significant amendments have been secured that reduce the overall scale and mass of the buildings and they remain clearly visually subservient to the main dwelling by virtue of their scale and given their siting I consider that they will appear further subservient upon approach in terms of long-views, particularly from the north and northwest.

Landscape

Given the location and nature of the proposed development it is considered imperative that an overall landscape strategy be formed that would work in concert with the proposed buildings to ensure their visual compatibility with the immediate defined Landscape Character of the Area and that of the wider AONB.  It is assumed that a number of the landscaping issues will be dealt with through planning condition that will allow further negotiation at a later stage. I am equally mindful that there is the need for the Local Planning Authority to be convinced at this stage that the initial design approach to the overall landscaping plan is well conceived and responds well to the immediate context.  

The Local Planning Authority has received objections from the Principal AONB Officer and Lancashire County Council Landscape Unit in relation to the proposed landscaping/ground works and security walling. The objections primarily relate to the boundary/security walling, its overall scale/extents and its visual prominence and incompatibility with the landscape character of the area. With other matters such as the proposed species mix being a concern and not being considered as native to the area.

Subsequent to the initial comments received, amended plans have been submitted which propose avenue tree planting that will aid in lessening the visual intrusiveness of the walling which is further complimented by further tree planting and landscaping on the banking located behind the wall which will create varying visual layers of planting which will be emphasised by the changes in topography as a result of the proposed re-grading.  To the north eastern extents of the site the proposed walling will occupy an elevated position, it is proposed that further landscaping/tree planting will be located on the banking leading up to the security walling, which will then be viewed in context with Brownthwaites Wood directly adjacent the site.

Whilst I accept that the nature of security walling and its overall extents could be considered an incongruous feature in the landscape that may undermine the defined character of the area.  I consider that the proposed indicative landscaping proposals will aid, to some degree, in mitigating its visual impact and consider that further negotiation at the discharge of planning condition stage would ensure that any proposed landscaping is not only appropriate in terms of its overall species mix, but that the detailed landscaping strategy and long term management is robust enough to mitigate the inevitable visual impact of the security walling and dwelling/courtyard buildings.  

Ecology

It is recognised that portions of the development site and elements of the proposed courtyard buildings and re-grading/terracing are located within an identified Biological Heritage Site (BHS).  Comments in relation to any potential adverse impact upon the BHS are currently awaited from Lancashire County Council Ecology department.

Conclusion

Whilst it is recognized that there will be some level of measurable visual impact as a result of the development I consider, given the existing and proposed landscaping and whilst taking into account long and short approach views to the development that the visual harm/impact associated with the development upon the immediate and wider landscape setting would be acceptable.

 

Therefore, having carefully considered all of the above matters I consider that the proposal would not be of detriment to the visual amenity of the area or the residential amenities of neighbouring/nearby occupiers.

RECOMMENDATION: That the application be defer and delegated to the Director of Community Services awaiting further formal consultation responses from Lancashire County Council Ecology and subject to no new adverse issues arising and subject to the following condition(s): 

1.
The development must be begun no later than the expiration of three years beginning with the date of this permission. 


REASON: Required to be imposed in pursuance to Section 91 of the Town and Country Planning Act 1990.

2.
The development hereby permitted shall be carried out in complete accordance with the submitted plans:


Drawings Reference: 


2392.7 Revision B – As amended 02 December 2013


2392.8 Revision B - As amended 02 December 2013


2392.10 Revision A - As amended 02 December 2013


2392.14 Revision B - As amended 02 December 2013


REASON:  For the avoidance of doubt since the proposal was the subject of agreed amendments and to clarify which plans are relevant.

3.
Precise specifications or samples of walling, roofing, surrounds and window framing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works. 


REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and Policy DMG1 of the Core Strategy 2028 to 2018 A Local Plan for Ribble Valley Regulation 22 Submission Draft.

4.
Precise details of all proposed boundary treatments including their materials shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works. 


REASON: In order that the Local Planning Authority may ensure that the boundary treatments proposed are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and Policy DMG1 of the Core Strategy 2028 to 2018 A Local Plan for Ribble Valley Regulation 22 Submission Draft.

5.
The development hereby permitted shall not be commenced until full details of the proposed landscaping have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, their maturity at the time of planting, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform including details of any engineering works required to form retaining structures associated with any proposed alterations in land levels.  


The approved landscaping scheme shall be implemented in the first planting season prior to commencement of the development unless otherwise agreed by the Local Planning Authority, whether in whole or part and shall be maintained thereafter for a period of not less than 15 years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.


REASON:  In the interests of the amenity of the area and to comply with Policies G1, ENV3 and ENV13 of the Ribble Valley Districtwide Local Plan and Policies DMG1, EN2 and DME3 of the Ribble Valley Core Strategy Regulation 22 Submission Draft.
6.
No part of the development hereby granted consent shall be commenced until details of all external artificial lighting has been submitted to and agreed by the Local Planning Authority, the details of which shall include the location, intensity of lighting, type of application and direction.


The details shall include the light mitigation measures designed to reduce the impact of artificial lighting on protected species/species of conservation concern identified and/or other named species.


REASON: In order to reduce the harmful impact of artificial lighting on the natural foraging/roosting/nesting behaviour of a protected/species of conservation concern and to comply with Policies G1, ENV3 and ENV13 of the Ribble Valley Districtwide Local Plan and Policies DMG1, EN2 and DME3 of the Ribble Valley Core Strategy Regulation 22 Submission Draft.
7.
The development hereby permitted shall not be commenced until full details of the proposed refurbishment of the existing Hydro building including any internal and external alterations has been submitted to and agreed by the Local Planning Authority.


REASON:  In the interests of the visual amenity of the area and to comply with Policies G1, ENV3 and ENV13 of the Ribble Valley Districtwide Local Plan and Policies DMG1, EN2 and DME3 of the Ribble Valley Core Strategy Regulation 22 Submission Draft.
8.
No development shall take place until details of the provisions to be made for building dependent species of conservation concern artificial bird nesting boxes and artificial bat roosting sites have been submitted, and approved by the local planning authority. 


REASON: To ensure that bird and bat species are protected and their habitat enhanced, in accordance with the Wildlife & Countryside Act 1981 as amended, the Conservation [Natural Habitats & c.] Regulations 1994 and in accordance with policies G1, ENV9 and ENV10 of the Ribble Valley Districtwide Local Plan and policies DMG1, EN4 and DME3 of the Ribble Valley Core Strategy (Regulation 22 Submission Draft).

9.
Prior to commencement of the development or any site works including delivery of building materials and excavations for foundations or services, all trees identified to be retained on the submitted tree removal plan and within the Arboricultural Report shall be protected in accordance with the BS5837 2012 [Trees in Relation to Demolition, Design & Construction] the details of which shall be agreed in writing and implemented in full under the supervision of a qualified arboriculturalist and in liaison with the Countryside/Tree Officer. 


A tree protection - monitoring schedule shall be agreed and tree protection measures inspected by the local planning authority before any site works are begun. The root protection/exclusion zone shall remain in place until all building work has been completed and all excess materials have been removed from site including soil/spoil and rubble.


REASON: In order to ensure that all retained trees affected by development are afforded maximum physical protection from the potential adverse affects of development in accordance with Policies G1, ENV3 and ENV13 of the Ribble Valley Districtwide Local Plan and Policies DMG1, EN2 and DME3 of the Ribble Valley Core Strategy Regulation 22 Submission Draft.
10.
No development approved by this permission shall be commenced until a scheme for the disposal of foul and surface waters has been approved by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with the approved plans.


REASON:  To ensure a satisfactory means of drainage in accordance with Policies G1, ENV3 and ENV13 of the Ribble Valley Districtwide Local Plan and Policies DMG1, EN2 and DME3 of the Ribble Valley Core Strategy Regulation 22 Submission Draft.
11.
Surface water run off from as a result of the development should be restricted to existing rates in order that the proposed development does not contribute to an increased risk of flooding.


REASON:  To reduce the increased risk of flooding in accordance with Policies G1, ENV3 and ENV13 of the Ribble Valley Districtwide Local Plan and Policies DMG1, EN2 and DME3 of the Ribble Valley Core Strategy Regulation 22 Submission Draft.

12.
Notwithstanding the provisions of Classes A to H of Part 1 of the Town and Country Planning (General Permitted Development) (Amendment) (No.2) (England) Order 2008, or any Order revoking and re-enacting that Order, the dwelling hereby permitted shall not be altered or extended, no new windows shall be inserted, and no buildings or structures shall be erected within the curtilage of the new dwelling unless planning permission has first been granted by the Local Planning Authority. 
 


REASON: To enable the Local Planning Authority to exercise control over development which could materially harm the character and visual amenities of the development and locality and the amenities of nearby residents in accordance with Policies G1, ENV3 and H10 of the Ribble Valley Districtwide Local Plan and Policies DMG1, DME2 and DMH5 of the Ribble Valley Core Strategy (Regulation 22 Submission Draft).

