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	Officer:
	AD/NJH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Planning application for the demolition and erection of a replacement two-storey dwelling.

	Site Address/Location:
	Susie Cottage Rimington Lane Rimington BB7 4DT

	


	CONSULTATIONS: 
	Parish/Town Council

	Object because of over-intensive development of the site and highway safety.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways

No objection. Conditions suggested in respect to height of hedge to highway frontage, storage of materials away from the highway, submission of a construction method statement and hardstanding materials within 5m of highway edge.
LAAS
The Service commented on both an earlier application (3/2018/0395) and the recently submitted prior notification application for demolition of the property (3/2018/0742). Whilst the Service were not directly consulted on this application their recent comments are applicable to this application given that demolition of the property is proposed. 
The Service concluded that the building was of sufficient importance to be considered as a heritage asset and that the impact of the proposed development was sufficient to merit the creation of a formal record of the cottage prior to the development proceeding. This could be controlled by condition on any positive recommendation.
RVBC Countryside
Commented in respect of the previous application (3/2018/0395) seeking bat roosting opportunities and the impact if the development on an adjacent Sycamore Tree.


	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES :

	Ribble Valley Core Strategy:

Key Statement ENV5 – Heritage Assets

Policy DME4 – Protecting Heritage Assets
Policy DME2 – Landscape and Townscape Protection

Policy DMG1 – General Considerations

Policy DMG3 – Transport and Mobility

Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)

	Relevant Planning History:

3/2018/0742 - Application for prior notification of proposed demolition of Susie Cottage to facilitate the construction of a new dwelling. Prior Approval not required following consideration to the method of demolition and any proposed restoration of the site [GPDO 2015 Schedule 2 Part 11 Heritage and demolition Condition B2 (b) (i) (aa)], 21 September 2018.
3/2018/0395 - Resubmission of planning application 3/2017/1021. Demolition of lean-to extension to side, and erection of two-storey extension to side. PP refused 17 August 2018:

“The proposal has a harmful impact upon the streetscene, townscape and heritage asset significance because of the extension's prominence and dominance of the traditional vernacular building (resulting from its scale, form and fenestration). This is contrary to Key Statement EN5 and Policies DMG1 and DME4 of the Ribble Valley Core Strategy”.
3/2017/1021 - Demolition of existing lean-to extension to side, and erection of two-storey, L-shaped extension to side and rear with balcony, and single storey porch to front. PP refused 18 December 2017. (1) The proposed two-storey extension to the north-eastern side elevation of the property by reason of its footprint, scale, height, massing, design, appearance and form, would result in an incongruous and dominant feature which fails to adequately reflect the character of this traditional rural cottage or the locality. For these reasons the aforementioned development is considered detrimental to the visual amenity of the original property and area; (2) There is insufficient parking for three vehicles within the site. The development would therefore have a negative impact upon highway safety and (3) The application contains inadequate detail to ascertain as to whether the development would have an impact upon important landscape features, specifically the hedgerow along the south-eastern, north-western and south-western boundary of the site and mature tree to the south-western corner.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached traditional cottage to the south eastern side of ‘Rimington Lane’ close to the junction of ‘Stoops Lane’ within the main settlement of Rimington (the site is part of a salient to the Draft Settlement Boundary DS1). The surrounding site is within an area of Open Countryside as identified on the ‘Proposals Map’ for the Borough which is closely associated (between the Pendle Hill outlier and the main body) with the Forest of Bowland AONB. The immediate locality is characterised by open farmland, interspersed with mature trees and hedgerows on the roadside and field boundaries.

The property is highly prominent within the public realm by virtue of its location directly adjacent to and elevated above Rimington Lane.

The ostensible visual interest of the vernacular building led to a request for a heritage assessment to be submitted in respect of a previous planning application at the site (3/2018/0395). This identified that Susie Cottage is a small vernacular cottage (originally one unit), possibly from the early C18, which has features which help to identify its evolution:

“appears on mid C19th mapping … a simple two-unit two-storey cottage, single pile in depth, with sandstone rubble walls (with some brick parts) and a slated gabled roof (the eastern bay has a central truss). It has an entry door at the rear (south), which accesses the western bay. The ground floor has a central chimney on the west side of a full height division wall (between bays) and a further chimney on the eastern gable in the eastern bay. Stairs to the first floor rise against the central division wall” (2.2)
“a number of past alterations … the western bay is an addition built in two phases, with the upper floor added to an older ground floor level. This indicates the cottage was, prior to C19th mapping, a single unit cottage. Infill repairs around the windows to the eastern bay also suggest that former stone mullioned windows might have been removed and the windows remodelled in shape” (2.3)

“Brunskill suggests single pile two-unit vernacular houses tend to date from the C17th to the mid C18th … it seems likely it dates form the C18th” (2.4).

“likely it was tenanted by manual workers (e.g. weavers, agricultural labourers) and in 1907 the cottage appears to be split as two dwellings” (2.5).

“1881 census entry for a household of three occupants, the head of the householder being named as Susy Briggs of Rimington (b.1816)” 2.6).

“Evidential Value … altered evidence of a two-unit cottage (formerly single unit) possibly dating from the early to mid C18th” (3.6).

“Historical Value … Susie Cottage holds some illustrative value through the manner in which it portrays historical rural lifestyles, possibly from the early to mid C18th. Some associative value might also exist through connections to the naming of the cottage” (3.8).

“Communal Value … the age and position of the building means it has a minimal degree of landmark status” (3.10).

“Aesthetic Value … small … vernacular interest (architectural) of the building lies primarily within the interior” (3.12).



	Proposed Development for which consent is sought:

Full planning permission is sought to demolish the existing dwelling on the site and erect a two storey replacement dwelling.


	Heritage Asset
The existing property sits at the head of the village and is considered to be an important remnant of Rimington’s vernacular architecture. Given this consideration the application is supported by a Heritage Statement which concludes that the building no longer possesses sufficient heritage value to render it worthy of heritage asset status and the loss of the building would not result in any appreciable loss of heritage significance.
Paragraph 197 of the Framework states:

The effect of an application on the significance of a non-designated heritage asset should be taken into account in determining the application. In weighing applications that directly or indirectly affect non-designated heritage assets, a balanced judgement will be required having regard to the scale of any harm or loss and the significance of the heritage asset.
Notwithstanding the conclusions of the submitted Heritage Statement the property is an important C18 vernacular building which falls to be considered a non-designated heritage asset. This assessment is supported by the Lancashire Archaeological Advisory Service who consider that the building is of sufficient importance to be considered as a heritage asset. As such the balanced judgement test set out within the Framework is applicable to this application. 
The proposed development sees the demolition of the existing building. Whilst a full building record could be secured by condition the historic interest of the significance of the building associated with its presence as a physical structure would be lost.  Consequently, the demolition of this building as part of the proposed development would cause considerable harm to the significance of this non-designated heritage asset.
It is important to note that the demolition of this property is permitted development in accordance with the Town and Country Planning (General Permitted Development) (England) Order 2015 subject to the prior approval of the Local Planning Authority. The owners of the property submitted a prior notification application for demolition earlier this year (3/2018/0742) to which the Local Planning Authority confirmed that prior approval was not required. 

As such whilst the development subject to this application would see the loss of a non-designated heritage asset the development could also secure the new development following the loss in accordance with paragraph 198 of the Framework:

198. Local planning authorities should not permit the loss of the whole or part of a heritage asset without taking all reasonable steps to ensure the new development will proceed after the loss has occurred. 
The fact that the building could be demolished as permitted development without any replacement secured is a consideration in respect of the current proposals. Whilst the development would result in the loss of a non-designated heritage asset the loss appears inevitable and as such the main consideration relates to ensuring that the site and the area are enhanced by suitable replacement development.

Design, scale and appearance

During consideration of the application concerns in terms of the scale of the harm and the specific design features of the replacement dwelling were sent to the agent of the application. In response to the concerns raised amended plans were submitted detailing a more traditional style of development with more traditional fenestration incorporating sash windows along with the inclusion of more fenestration within the elevation facing Rimington Lane. In pure design terms this more traditional approach is considered to be more suitable for this site when compared to the originally submitted development which incorporated more modern fenestration details. 
Policy DMG2 of the Core Strategy  sets out the spatial considerations for the Borough and confirms that development 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.

The submission of this application follows a previously refused application for the erection of a two storey extension to the existing property (3/2018/0395). The development subject to the application has similarities to the previously refused scheme in respect of it layout, scale and massing. 
From a design perspective whilst the amended scheme is an improvement on the originally submitted scheme it is noted that the proposed development is substantially larger than the dwelling it replaces which will have an associated impact on the character and visual amenities of the area. The current property is a relatively modest cottage which is proposed to be replaced with a much larger dwellinghouse which will be significantly more visually prominent within the streetscene when compared to the original dwelling. 
It was considered that the amended development would result in a visually intrusive development within the streetscene which did not respect or reflect the character of the existing site/ property/ the wider area of open countryside.  The assessment related to the extent of built form which would dominate the majority of the road frontage within the curtilage of this property and create a visually prominent development within the landscape of the area.
To address these concerns the plans have been amended reducing the length of the replacement dwelling and setting the ‘new’ part of the development (I.e. the part of the dwelling which will be located on the part of the site which is currently free from development) back from the highway. The amended scheme reduces the impact of the replacement dwelling creating a development which first into the streetscene and the wider character of the area.
Design is at the forefront of the revised Framework with good design identified as a key aspect of sustainable development. Paragraph 127 of the Framework states that development should be sympathetic to local character and history, including the surrounding built environment and landscape setting, while not preventing or discouraging appropriate innovation or change.  The amended proposal is considered to be acceptable from a design perspective.


	Impact Upon Residential Amenity:

All of the trees along the boundary of the site with the neighbouring property, Dormers, have recently been felled resulting in the application property becoming significantly more visible from the garden area of the neighbouring property. 
The proposed replacement dwelling will be close to the boundary with the neighbouring property however over 20m is retained to the rear of the neighbouring property and due to the orientation of the application site it is not considered that the proposed development will adversely impact on the neighbours’ amenities through loss of light, privacy or outlook.

The proposed first floor gable window will overlook the garden area of adjoining Dormers House. However, this is a secondary window to the bedroom it serves and as such could be obscurely glazed to ensure the neighbours’ amenities are protected in the event of a positive recommendation.



	Trees/ Ecology:

RV Core Strategy Policy DME2 (Landscape and Townscape Protection) states:

“Development proposals will be refused which significantly harm important landscape or landscape features”.

It is noted that the hedge/ trees along the boundary with the neighbouring property have recently been removed. Whilst this vegetation was visually prominent within the streetscene it was not considered to be an important landscape feature (although it did act as an effective screen to the neighbouring property).

The Council’s Countryside Officer has noted the presence of a Sycamore Tree adjacent to the site.  This tree is sited away from the proposed development and the development will not protrude into the RPA for this tree. As such it is not considered that the proposed development will adversely impact on the health of this tree.

As the proposals involve the demolition of an existing building the application is supported by a Bat Survey. The report concludes that there is no evidence of bats roosting within the building and the building is considered to be of low potential for bats. In the interests of ecological enhancement however bat roosting opportunities could be secured, by condition in the event of a positive recommendation, as part of the development. 

	Highways:

A previous application at this property was refused due to lack of suitable parking arrangements to serve the property however the current application includes sufficient parking provision. As such LCC Highways no longer have any objection to the proposed development subject to conditions. 



	Conclusion:

The proposed development would result in a significantly larger dwellinghouse on the site than the dwelling it replaces however the amendments which have been secured result in an acceptable form of development.


	RECOMMENDATION:
	That planning permission be approved subject to the following conditions:


	1) The proposed development must be begun not later than three years from the date of this permission.

Reason: Required to be imposed by Section 51 of the Planning and Compulsory Purchase Act              2004.

2) The development hereby permitted shall be carried out in accordance with the following approved plans and documents:
Title

Drawing Reference

Received/ Dated 
Proposed Plans and Elevations 

1811/PL10 Rev E
8TH November 2018
Location Plan
1811/EX00 rev A
Dated: April 2018
Reason:  To define the permission and in the interests of the proper development of the site
3) Prior to the commencement of development samples of all external facing and roofing materials (notwithstanding any details shown on previously submitted plan(s) and specification) shall be submitted to and approved in writing by the Local Planning Authority.  All works shall be undertaken strictly in accordance with the details as approved.

Reason:  To ensure that the materials used are visually appropriate to the locality. 
4) Prior to the commencement of the construction of the dwellinghouse hereby approved full details of the colour, form and texture of all hard landscaping (ground surfacing materials) (notwithstanding any such detail shown on previously submitted plans and specification) shall have been submitted to and approved in writing by the Local Planning Authority.  All works shall be undertaken strictly in accordance with the details as approved, and shall be completed in all respects before the final completion of the development and thereafter retained.

Reason:  To ensure a satisfactory form of development in the interest of the visual amenity of the area. 
5) Prior to the commencement of the construction of the dwellinghouse hereby approved full details of the alignment, height and appearance of all fences and walls and gates to be erected (notwithstanding any such detail shown on previously submitted plan(s)) shall have been submitted to and approved in writing by the Local Planning Authority.  The dwelling shall not be occupied until all fences and walls shown in the approved details to bound its plot have been erected in conformity with the approved details.  Other fences and walls shown in the approved details shall have been erected in conformity with the approved details prior to substantial completion of the development.

Reason:  To ensure a visually satisfactory form of development and to provide reasonable standards of privacy to residents. 
6) Prior to the commencement of the construction of the dwellinghouse hereby approved full details of existing and proposed ground levels and proposed building finished floor levels (all relative to ground levels adjoining the site) shall have been submitted to and approved in writing by the Local Planning Authority, notwithstanding any such detail shown on previously submitted plan(s).  The development shall be carried out strictly in conformity with the approved details.

Reason:  To protect the appearance of the locality and in the interests of the amenities of local residents
7) No works shall take place until the applicant, or their agent or successors in title, have secured the implementation of a programme of building recording and analysis.  This must be carried out by a professionally qualified archaeological/building recording consultant or organisation in accordance with a written scheme of investigation which shall first have been submitted to and agreed in writing by the Local Planning Authority.  Upon completion of the programme of building recording and analysis it shall be submitted to the Local Planning Authority.

Reason:  To ensure and safeguard the recording and inspection of matters of archaeological/historic importance associated with the building

8) Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2015 (or any Order revoking or re-enacting that Order, with or without modification), no windows other than those expressly authorised by this permission shall be inserted or constructed at any time in the south east elevation of the dwelling hereby permitted.

Reason: To protect the amenities and privacy of the adjoining property
9) All windows in the south east elevation of the dwelling hereby permitted shall be fitted with obscure glass and obscure glazing shall be retained at all times thereafter. The obscure glazing shall be to at least Level 3 on the Pilkington Levels of Privacy.
Reason:  In the interests of the privacy of occupiers of neighbouring property.
10) That part of the access extending from the kerb line/edge of carriageway for a minimum distance of 5 metres into the site shall be paved in permanent construction, such as tarmacadam, concrete, block paviours or other permanent fixed material before the access is used for vehicular purposes.  Notwithstanding the Town and Country Planning (General Permitted Development) Order 2015 no gates or other obstructions shall be constructed in that standing space unless planning permission is first obtained.

Reason:  To prevent loose surface material from being carried on to the public highway, and to prevent obstructions being erected that would cause vehicles accessing the site to stop in the highway, thus causing a potential source of danger to other road users
11) No development shall take place, including any works of demolition, until a Construction Method Statement has been submitted to, and approved in writing by, the local planning authority. The approved Statement shall be adhered to throughout the construction period. The Statement shall provide for:

· the parking of vehicles of site operatives and visitors 

· hours of operation (including deliveries) during construction

· loading and unloading of plant and materials 

· storage of plant and materials used in constructing the development 

· wheel washing facilities and/or road sweeping (as appropriate) 

· measures to control the emission of dust and dirt during construction 

· a scheme for recycling/disposing of waste resulting from demolition and construction works

Reason: In order to avoid the possibility of the public highway being affected by the deposit of mud/or loose materials which could create a potential hazard to road users, in order to protect the amenity of the occupiers of the adjacent properties and in the interests of highway safety the above information is required prior to the commencement of the development.
12) The visibility splays shown on the plans hereby approved shall be provided in all respects prior to the occupation of the building hereby approved.  Any vegetation within the splays shall be kept to a height no greater than 1metre.  No development, whether or not permitted by the Town and Country Planning (General Permitted Development) Order 2015 shall be undertaken within the identified visibility splays without express planning permission first being obtained.

Reason:  To ensure adequate visibility for the drivers of vehicles entering and leaving the site

13) Notwithstanding the submitted information, details of the provisions to be made for building dependent species of conservation concern, artificial bat/bird roosting boxes, shall be submitted to, and approved in writing by the Local Planning Authority prior to the construction of the dwellinghouse hereby approved.. 

For the avoidance of doubt the details shall identify the nature and type of the boxes/artificial roosting sites and the locations(s) or wall and roof elevations into which the above provisions shall be incorporated.

The artificial bat/bird boxes shall be made available for use before the dwelling hereby approved is first occupied and thereafter retained.  The development shall be carried out in strict accordance with the approved details.

Reason: In the interests of biodiversity and to enhance nesting/roosting opportunities for species of conservation concern.
INFORMATIVES
1. The Local Planning Authority worked positively and proactively with the applicant to identify various solutions during the application process to ensure that the proposal comprised sustainable development and would improve the economic, social and environmental conditions of the area and would accord with the development plan. These were incorporated into the scheme and/or have been secured by planning condition. The Local Planning Authority has therefore implemented the requirement of the NPPF.
2. This consent does not give approval to a connection being made to the County Council's highway drainage system. 
3. In order to construct the external walls, the building construction work may extend into the highway should this happen LCC Highways should be notified of the proposed works before the development is commenced. Before commencing any construction work you must contact the Lancashire County Council, Street Works: lhsstreetworks@lancashire.gov.uk or 01772 533433




