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	Date Inspected:
	18/05/2020
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	REFUSED

	

	Development Description:
	Demolition of existing two storey farmhouse and six outbuildings and construction of one single storey replacement dwelling.

	Site Address/Location:
	Lower Seed Green Farm Stoneygate Lane Ribchester PR3 2ZS

	

	CONSULTATIONS: 
	Parish/Town Council

	No objection.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection subject to appropriate conditions.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	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:
No planning history.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The application site lies in the open countryside approximately 3km east of Longridge and 2.2km north of the village of Ribchester on the west side of Stoneygate Lane. The site comprises a group of buildings which form part of the former farmstead of Lower Seed Green Farm. The buildings include a detached two-storey farmhouse and seven outbuildings including 5no. timber sheds, a Nissen hut and stone built shed. The farmhouse is denoted on the first edition (1:10,000) OS Map circa 1845 which confirms the building is of some age.

To the north is a stone barn which is also in the application’s ownership but does not form part of the application. The site is served by an existing vehicular access. There is a network of public footpaths in the locality and the surrounding area is characterised by individual or small clusters of residential properties and scattered farmsteads. The Forest of Bowland AONB boundary is approximately 400m to the north of the site.

	Proposed Development for which consent is sought:
Planning consent is sought for the demolition of the existing farmhouse and six of the buildings (the existing stone building would be retained) and the erection of a single storey three-bed dwelling. The proposed building would have an unconventional design with a lean-to roof and would be stone faced. The dwelling would provide an internal double garage, utility, store, cinema/snug, open plan living, dining and kitchen space and three bedrooms.

The building would measure 29 metres by 11.7 metres and would have a maximum height of 4.5 metres. The roof would be constructed of grey metal sheet material and it is proposed to frame windows and doors in grey aluminium and for steel roller shutter garage doors. The proposal seeks to change the use of the entire site (3,705 sqm) to residential use. The new dwelling would be served via the existing access from Stoneygate Lane.

	Principle of Development:
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.

The residential use of the property has not been abandoned. The proposed replacement dwelling would have a considerably larger footprint than the existing farmhouse and would be located centrally within the site. 

At present there is no defined garden area associated with the farmhouse. However, it is apparent when visiting the site that much of the land does not form what would be considered to be residential garden. The land to the south of the farmhouse, aside from the land directly in front of the building which is used for associated parking, is agricultural in appearance. The most obvious garden area is the land to the north (rear) of the farmhouse however this area is not included within the red-edged site due to the applicant’s future aspirations to convert the stone barn to the north to a residential dwelling.

Aerial photos of the site dated 2003 and 2018 (Google Earth) demonstrate that the fence line between the application site and the field to the south has been moved during the last two years, extending the site boundary further south. Whilst it may be reasonable to assume that some of the application site has been used historically in association with farmhouse as a mixed agri/residential use this logic cannot be applied to the land that has been recently incorporated. The view of the Planning Officer is that the fence boundary visible on 2003 aerial photographs would form a logical and reasonable curtilage boundary that would provide sufficient space for a moderately sized replacement dwelling and gardens.

The proposal to take the entire site in as garden would result in a significant extension of the residential planning unit which is one of the criteria that Policy DMH3 requires to be given consideration. This will be considered in more detail below.

	Residential Amenity:
There are no other residential properties in the immediate vicinity and the proposals would not have any adverse impact on residential amenity.

	Visual Amenity:
As stated above, the proposals would appear to result in the considerable extension of residential use onto agricultural land. The reasoned justification for Policy DMH3 states “The protection of the open countryside and designated landscape areas from sporadic or visually harmful development is seen as a high priority by the Council and is necessary to deliver both sustainable patterns of development and the overarching core strategy vision.”

Policy DMG1 requires development to not adversely affect the amenities of the surrounding area and Key Statement EN2 seeks to protect, conserve and enhance the landscape. The creation of residential gardens can have a significant impact upon visual amenity and patterns of land use. Ideally any residential curtilage needs to be kept as minimal as possible and any enclosed private areas need to be carefully sited and contained, particularly in relation to public views and the surrounding landscape. 

The domestic curtilage proposed is both extensive and prominent, being located adjacent to the highway and in view of public footpaths. The domestic gardens and associated paraphernalia including washing lines, play equipment and garden furniture would be at odds with, and detract from, the immediate setting.

In terms of design, Policy DMG1 requires that all development be of a high standard of design with a particular emphasis placed on visual appearance and the relationship to surroundings, including impact on landscape character. The proposed replacement dwelling is unconventional in its appearance. It appears to mimic the appearance of an agricultural storage building with its lean-to metal sheet roof and linear plan form. 

The Planning Statement submitted with the application seeks to justify the increase in volume of the proposed dwelling when compared with the existing farmhouse by factoring in the reduction in volume due to the demolition of agricultural buildings. However, calculation of the volume of a replacement dwelling based on the volume of other non-domestic buildings to be demolished at the site is unsound.

Agricultural buildings are designed so that they are simple and functional – they are a common sight in the countryside and generally have little to no adverse effect on landscape character given they are an inherent part of the landscape in which they are sited. This is not the case with residential buildings. So, whilst the removal of the agricultural buildings would have a positive impact on the visual amenity of the site, this cannot be used to offset the harm that would result from a significantly larger replacement dwelling.

The proposed dwelling would result in an 110% increase in volume and 140% increase in footprint when compared with the existing farmhouse. Furthermore, the replacement dwelling would be re-sited further south, partly on land which is undeniably agricultural land.

In this case it is not considered that the volume of the proposed dwelling is in itself the main concern. The main issues relate to the design, appearance and siting of the proposed dwelling and the size of the proposed curtilage area. 

The proposed building design would result in 30-metre-long unbroken elevations with unattractive and discordant fenestration and incongruous steel roller shutter doors. In combination this would result in a building which is considered to be of a poor design contrary to the requirements of the abovementioned Core Strategy policies and the NPPF which at paragraph 124 states, “the creation of high quality buildings and places is fundamental to what planning and the development process should achieve. Good design is a key aspect of sustainable development…”. 

It should be noted that the applicant has been given opportunity to amend the scheme. The applicant has agreed to some minor alterations to the dwelling design including the incorporate of a dual-pitched roof which has resulted in some improvement. However, it is still considered that the design of the proposed dwelling does not take account of site characteristics, including local vernacular, and has not been designed to a high standard.

Accordingly, it is considered that the proposed development would be contrary to Key Statement EN2 and policies DMG1, DMG2 and DMH3 of the Core Strategy given it would result in a poor-quality design and an extensive residential curtilage area both of which would be injurious to the character and appearance of the countryside.

	Highways:
The County Highways Surveyor has raised no objections but has requested additional information to ensure that sightlines at the access to the site are acceptable.

	Observations/Consideration of Matters Raised/Conclusion:
A bat, barn owl and nesting bird survey has been submitted with the application. The report identifies that the site offers a low-moderate potential for foraging bats. The seven buildings to be demolished have negligible potential for bats. The stone building (building 7) does have moderate potential with past indication of use but it would not be affected by the proposed works. Buildings 2, 3, 6 and 7 have moderate potential for use by nesting birds and there was no indication of use of the site by barn owls.

The recommendations and mitigation section of the survey report recommends a precautionary approach to bats. It also states the requirement to retain/create at least 6 gaps along the eaves line of the proposed new building. Should consent be granted, if work is due to commence during the bird nesting season (March – September) a check of the site should be undertaken by a licensed ecologist prior to work commencing to confirm the absence of active nests.

Conclusion
The cases referred to in the Planning Statement as examples of replacement dwellings consented elsewhere in the Borough are noted. However, each case must be determined on its own merits.

It is considered that the design quality of the proposed replacement dwelling is poor and would conflict with the character of the landscape area and the local vernacular such that it would be injurious to the appearance of the area. Views of the proposed dwelling would be gained from public footpaths in the vicinity and from Stoneyhurst Road during autumn and winter months when roadside trees would provide less screening. Coupled with this is the proposed residential garden which is substantial and would also be seen from public view. The large expanse of garden and associated paraphernalia including washing lines, play equipment and garden furniture would be at odds with, and detract from, the character of the surrounding area representing a prominent and harmful visual intrusion.

	RECOMMENDATION:
	That planning consent be refused for the following reason:

	1. The proposed residential development (including associated private gardens and domestic paraphernalia such as sheds, washing lines, children's play equipment and fence lines) would, by virtue of its design, appearance and siting, result in an incongruous form of development that fails to respond positively to or enhance the immediate context, being of detriment to the visual amenity of the open countryside and inherent character of the area contrary to Key Statement EN2 and policies DMG1, DMG2 and DMH3 of the Ribble Valley Core Strategy.
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