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	Date Inspected:
	22/03/2018
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Replacement dwelling and associated works.

	Site Address/Location:
	Out Lane Head Farm Collins Lane Chipping PR3 2NQ

	


	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections. The planning application is for a replacement building. It would seem that the intention is to build the new home prior to the demolition of the existing dwelling and any permission should ensure that this is the case as the highways assessment has been completed on this basis.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Key Statement DS2 – Sustainable Development

Key Statement EN2 - Landscape

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility

Policy DMH3 – Dwellings in the Open Countryside and the AONB

Policy DME2 – Landscape & Townscape Protection

Policy DME3 – Site and Species Protection and Conservation

National Planning Policy Framework

	RELEVANT PLANNING HISTORY:

3/2017/0574 - Replacement dwelling and associated works. Approved with Conditions.

3/2012/0093 - Amendment to previously approved application for change of use of barn and garage (3/2011/0004P). Amendments to garage to include change of pitch to roof and location, in the interest of highway safety (Withdrawn).

3/2012/0092 - Proposed extension to two agricultural buildings. Building 1 for hay and straw building. Building 2 for a workshop (Approved with Conditions).

3/2011/0004 - Change of use of agricultural barn to form 2no. dwellings including demolition of existing outbuilding to be replaced with double garage to serve both properties (Approved with Conditions).

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
Consent is sought of the erection of a replacement dwelling at Out Lane Head Farm, Collins Lane, Chipping. The application site lies within the designated Forest of Bowland AONB around 1.75km north-west of the village of Chipping on the north-west side of Collins Lane. Out Lane Head Farm comprises a group of buildings including the detached stone-built farmhouse and a number of agricultural buildings. Beyond the north-eastern garden boundary is an area of hardstanding on which are sited 3no. Nissen huts. The area is used predominantly for agricultural vehicle storage but the area closest to the dwelling has been used for domestic parking.
This application proposes the erection of a replacement dwelling on the existing hardstanding area and demolition of the existing farmhouse. This would provide for a greater degree of separation between the existing farm operation and the farmhouse. It is noted that planning consent was granted for the erection of a replacement dwelling at the site in August 2017. This submission represents a revised proposal to that previously consented. In addition to some design modifications the main difference between this application and the previously approved is the addition of a single storey three bay garage.

The garage building would have a width of 10 metres and would be attached to the main dwelling by a stone wall and canopy roof. The garage building would have a dual-pitched roof with a ridge height of 5m. The garage building would be built using natural stone and slate, the same as the main house, and to the rear would be a projecting gable which would accommodate an office and WC. In terms of the changes to the design of the main dwelling the main alteration would be to the principal elevation. The approved single storey porch and canopy would be replaced by a two storey front gable which would be faced with natural stone.

	Observations/Consideration of Matters Raised/Conclusion:
The matters for consideration in the determination of this application involve the principle of the development in the AONB, including impacts on visual amenity, the impact on protected species and trees and the effect of the development on highway safety.
As stated by Core Strategy Policy DMH3 the rebuilding or replacement of existing dwellings are considered acceptable in the open countryside or AONB subject to the following criteria:

· 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

Policies EN2 and DME2 of the Core Strategy and section 11 of the National Planning Policy Framework afford the AONB the highest status of protection in relation to landscape and scenic beauty. As such, new development should ensure the landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty is protected, conserved and enhanced. The environmental effects of proposals will be a major consideration and the design, materials, scale, massing and landscaping of development will also be important factors. 

The primary consideration in this case is the impact of the replacement dwelling and ancillary garage building on the character and appearance of the AONB. As noted above there is extant planning consent for a replacement dwelling at the site, albeit without the proposed large attached single storey garage building and two storey front porch. This is a material planning consideration, however; the proposed garage building is a new addition to the scheme and its visual impact must therefore be fully assessed. It is noted that the approved dwellinghouse represents a marginal increase in size and scale when compared to the original farmhouse but was found to have no harmful visual impact when compared with the existing arrangement.
The garage would have a single storey height and its front wall would be set back from the primary elevation of the replacement dwelling by 3.5m. As a result the garage building would be subservient to the main property. It is noted that the scheme would result in the removal of the existing Nissen huts which would have a slight positive visual impact. Taking into account the existing farmhouse and Nissen huts, the proposals would not result in a drastic increase in the size and scale of built form at the site. The garage building would be contained wholly within the residential curtilage defined by the previous planning consent and would be built using traditional materials.
Consideration has also been given to the design alterations to the farmhouse. The main change relates to the introduction of a two storey porch on the front elevation. Whilst many traditional farmhouses in the Ribble Valley have plain front elevations or have a simple lean-to porch, the introduction of a two storey porch on a new built replacement dwelling is not considered uncharacteristic or uncommon in the area. The porch would be set-down from the ridge height of the main roof and it would not dominate the front elevation of the property. Taking the above into account, it is considered that the proposals would not result in any harm to the scenic beauty of the surrounding landscape and would comply with Key Statement EN2 and Policies DMG1 and DMH3 of the Core Strategy.
An Arboricultural Impact Assessment (AIA) was submitted alongside the application. It is proposed to remove the existing hedge which runs adjacent to the main highway to allow the repositioning of the proposed replacement dwelling. The AIA recommends that the three trees identified on site (T1, T2 and T3) are all to be retained and protected during the construction. These three trees are located in the western most corner of the site. In summary, the applicant is retaining all trees on site and should consent be granted a condition will be attached requiring that the aforementioned trees be protected by fencing throughout the construction process.

The application is accompanied by a bat survey which finds no evidence of bats using the existing farmhouse and concludes that the proposed works are unlikely to cause disturbance to bats, result in the loss of a bat roost or cause injury or death to bats. The site is in an area of moderate to poor foraging potential. In order to enhance biodiversity in accordance with Core Strategy Policy DME3 bat and bird roosting features should be incorporated into the new dwelling during its construction the details of which should be provided to the Council before development is commenced.
Taking into account the above, it is considered that the proposal would not be injurious to the visual appearance of the area when compared with the existing arrangement. Subject to conditions, including those to ensure the use of appropriate materials and boundary treatments, the proposals are acceptable and are recommended for approval.

	RECOMMENDATION:
	That planning consent be approved


