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	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVED

	

	Development Description:
	Replacement four-bedroom dwelling and site redevelopment including the erection of stables. Resubmission of application 3/2019/0783.

	Site Address/Location:
	Ingledale Longsight Road Clayton le Dale BB1 9EX

	

	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections subject to planning conditions.
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	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	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 H1 – Housing Provision
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility
Policy DME1 – Protecting Trees and Woodlands
Policy DME3 – Site and Species Protection and Conservation
Policy DMH3 – Dwellings in the Open Countryside & AONB

National Planning Policy Framework
National Planning Policy Guidance

	Relevant Planning History:
3/2019/0783 - Replacement five-bedroom dwelling and site redevelopment including extension of residential curtilage and erection of stables. Approved with conditions.

3/2020/0278 - Discharge of conditions 9 (Japanese Knotweed) and 12 (Bat roost) on application 3/2019/0783.


	

	ASSESSMENT PROPOSED DEVELOPMENT: 

	Site Description and Surrounding Area:
This is a re-submission of a previously approved application for the erection of a replacement dwelling and re-development of the associated stable building and yard at Ingledale, Longsight Road, Clayton le Dale.

The application building is a modest bungalow faced with render and a tile roof and is located on the north side of the A59, Longsight Road in an area designated as open countryside. To the rear of the building is an extensive area of hardstanding, timber stable building, a polytunnel and ménage.


	Proposed Development for which consent is sought:
It is proposed to replace the existing bungalow with a 4-bed two storey dwelling built from natural stone and a slate roof. The design of the replacement dwelling now proposed includes a basement level. The dwelling would be faced with stone and slate and would have a ridge height of 7.6 metres. It would be set back into the plot by approximately 23 metres.

To the rear of the existing bungalow is a yard and stables. It is proposed to re-arrange the layout by replacing the existing stables close to the western site boundary with a new stable building on the east side. The proposed stable building would be notably larger than the one it would replace but is no larger in size and scale than the stable building already granted permission under application 3/2019/0783 and its design has been simplified and now proposes a low-level natural stone finish instead of concrete.

Alterations are proposed to the access including walls to the entrance and new access gates set back from the edge of the carriageway.


	Observations/Consideration of Matters Raised/Conclusion:
As set out in Core Strategy Policy DMH3, the erection of a replacement dwelling in the open countryside is acceptable subject to no adverse impact on the landscape or need to extend the existing curtilage. Furthermore, the proposed private stables are considered to be a small-scale recreational development appropriate for a rural area as required in the open countryside by Policy DMG2.

Design and Appearance:
The proposed replacement dwelling would not be dissimilar in size and scale when compared with the already approved development and is considered to be an improvement on the previous design, being set wall back from the carriageway.

In addition, the proposed stable building design has been simplified and now incorporates natural stone walling at low level. Whilst the stable building is relatively large for what would normally be considered acceptable for personal use, as part of the previous application the applicant provided evidence in the form of animal passports and a personal statement to demonstrate that her family have a long history of keeping horses for leisure and recreation.

Should consent be granted there would be a requirement for the stables to be limited to use by the applicant for private use (rather than any formal livery or business) and therefore the intensity should not raise any adverse issues for the adjacent properties. Furthermore, details of any external lighting must be submitted to the LPA prior to installation since careful consideration would need to be given to any lighting scheme to ensure it would not harm the amenity of the area or the residential amenity of the occupants of adjacent homes.

It is noted that changes are proposed to the frontage boundary as shown on submitted illustrations. It is not thought that the introduction of a low stone wall with railings above would be unduly harmful and would replicate the boundary treatment seen at the neighbouring dwelling. However, further details of boundary treatments including the new access gates and piers would be required to be submitted and agreed by the LPA.

Impact on Residential Amenity:
There is one adjacent dwelling to the west, Sunnydale. This property is set well back into its plot away from the closest boundary with Ingledale. As proposed, there are first floor habitable room windows on the side elevation of the new dwelling facing Sunnydale. The proposed windows to serve bedroom two would, however, be around 15 metres from the garden boundary of Sunnydale and therefore this relationship is considered acceptable. 

Highway Safety:
The proposal seeks to utilise the existing entrance from the A59. There would be some alterations to the existing access including widening at the point it abuts the highway. The County Surveyor has raised no objections subject to the imposition of planning conditions including that any gates be set back 10 metres from the highway to allow vehicles to pull clear and that the first 10 metres into the site be surfaced in a bound material.

Trees and Ecology:
The application is submitted with an Arboricultural Constraints Appraisal and Preliminary Ecological Appraisal. The development proposals would require the removal of a number of trees located within the main body of the site. These trees are classified as being of low quality and value and they are not considered to make a notable contribution to the visual amenity of the area therefore, their removal does not raise serious concern. The remainder of the trees at the site would be retained and should be protected during the period of construction, should consent be granted. It is also considered reasonable to request the submission of landscaping scheme for the site which should include a suitable number of replacement trees.

The ecological assessment confirms that no evidence of bats was found during inspection of the existing bungalow or stables. All trees on the site were also inspected for roosting bats and there is no bat roost potential associated with any of the trees on site. However, the surrounding area provides a good foraging area for bats and there would be a requirement, in accordance with Policy DME3 of the Core Strategy, for biodiversity enhancement to be sought in the form of artificial bat roosting features.

The recommendations section of the report highlights a number of principles to be applied including avoidance of illumination of boundary hedges. As stated above, any lighting scheme must be submitted to the Council for approval prior to installation and should consider the impact on protected species.

No evidence of nesting birds was found in any of the buildings earmarked for demolition. There would be a requirement for pre-commencement checks of vegetation/trees before any removal takes place during the bird nesting season.

Conclusion:
In summary the proposed replacement dwelling would not adversely affect neighbour amenity or the appearance of the local area and the proposed stable building is considered to be appropriate in terms of its design, scale and materials. It was noted during the site visit that a riding arena have been created to the rear of the plot, beyond the application site. The applicant has been advised to submit a separate planning application in order to regularise this development.

It is recommended that the application be approved subject to appropriate planning conditions.

	RECOMMENDATION:
	That planning consent be granted.
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