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	Date Inspected:
	N/A
	

	Officer:
	VW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Demolition of existing dwelling and erection of replacement.

	Site Address/Location:
	Lower Clerk Hill Clerk Hill Road Whalley BB7 9DR

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of the proposed development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections 

	Lancashire Archaeology:
	

	No objections subject to the imposition of conditions 

	RV Waste:
	

	No objections 

	RV Engineers: 
	

	No objections 
	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Key Statement DS2 – Sustainable Development

Key Statement EN2 – Landscape 

Key Statement EN4 – Biodiversity and Geodiversity 

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport & Mobility

Policy DMH3 – Dwellings in the Open Countryside

Policy DME3 – Site and Species Protection and Conservation

National Planning Policy Framework (NPPF)

	Relevant Planning History:

17/0243:
Proposed erection of single storey extension to rear and single storey extension to side. (LDC)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached farm house outside any identified settlement boundary and within the open countryside. The property is relatively isolated in location and is punctuated by areas of open space and other similar farmsteads nearby. 

The property currently has a long access drive off the highway of Clerkhill Road and has other buildings such as a Stable Block, a ménage and horse turn out area (subject to further applications). The property at present is relatively run-down and is in need of repair and therefore is the purpose of such an application.   

	Proposed Development for which consent is sought:

Consent is sought for the erection of a replacement dwelling within the site of the existing dwelling. The proposed dwelling will be larger than the existing dwelling and would measure a total of 24.2m in width, 16.15m in depth and 10.6m in height (including Chimney). In comparison, the existing dwelling is currently 19.5m in width, 9.8m in depth and 10.1m in height. 

The proposal also includes the retention of engineering works including a ha-ha to the rear of the property. The ha-ha will be clad in local dry stone walling. 

	Principle of Development:

The application site is located outside of any recognised settlement boundary and in the open countryside. Policy DMH3 allows for the replacement dwellings subject to specific criteria such as:

· The residential use of the property should not have been abandoned

· There being no adverse impact on the landscape in relation to the new dwelling

· The need to extend an existing curtilage

Overall, the proposal satisfies the above criteria. Further discussions are below. 

	Impact Upon Residential Amenity:

 As the nearest residential property is over 180metres away, the proposal is not considered to cause harm to residential amenity. 

	Visual Amenity/External Appearance:

Policy DMG2 of the Ribble Valley Core Strategy requires that ‘development within the open countryside will be required to be in keeping with the character of the landscape and acknowledge the special qualities of the area by virtue of its size, design, use of materials, landscaping and siting.’
Policy DMG1 is used in the determination of planning applications in terms of their general design and appearance. Policy DMG1 also requires development to be of a high standard of design and be sympathetic to existing and proposed land uses in terms of size, intensity and nature, as well as scale, massing, features and style. 

With reference to the above Policies, the application site is set back around 150m south west of Clerk Hill Road and is set topographically lower than the highway and is largely screened by a group of trees and is not visually prominent within the context of the wider landscape and therefore would not be visually harmful and would accord with Policies DMG1 and DMG2 of the Core Strategy. 

Although the proposed dwelling is slightly larger than the existing dwelling, it would not detract from the rural character of the surrounding area. The proposed dwelling still appears relatively rural in appearance, particularly to the principal elevation as the development reflects the existing dwelling as it still appears as rural farmhouse.

To the side and rear, more modern additions have been proposed which have a greater amount of glazing. Nevertheless, the amount of glazing has been reduced due to previous discussions and has a more acceptable impact on the visual amenity of the area. The glazed elements, including the slight dormer to the rear would be sited in a location that is not visually prominent and would not be visible from public vantage points, for example. 

In view of the above, it is considered that the replacement dwelling, albeit larger than the existing dwelling would be sympathetic and in keeping with the surrounding area/buildings in accordance with Policy DMG1 and would not adversely impact upon the landscape as required by Policy DMH3 of the Ribble Valley Core Strategy.

	Landscape/Ecology:

The accompanying bat survey found evidence of bats within the dwelling. Therefore, any approval will include the imposition of conditions including:

· Timings of the works

· ‘soft demolition’

· Replacement Roosts

· Permanent replacement roosts 

Therefore, any harm to roosting bats can be mitigated through relevant planning conditions. 

	Other Matters:

Lancashire Archaeology has advised that any approval of the scheme would require a condition to implement a programme of written scheme of investigation. 

	Observations/Consideration of Matters Raised/Conclusion:

Overall, the proposal is acceptable in principal and would have an acceptable impact on the visual and residential amenity of the area and it is for the above reasons and having regard to all material considerations and matters raised that I recommend accordingly.

	RECOMMENDATION:
	That planning consent be granted.


