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	Application Ref:
	3/2020/1089
	[image: ]

	Date Inspected:
	25/06/18 previous officer
	

	Officer:
	JM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Demolition of existing house with some existing outbuildings, construction of replacement dwelling.


	Site Address/Location:
	Woodlands House, Hothersall Lane, Hothersall 

		

	CONSULTATIONS: 
	Parish/Town Council

	No objections


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	
No objection


	LAAS:
	

	
No objection to the demolition of the present building, nor is it considered that it merits building recording. 

LAAS note the comments from the Parish Council in respect of “Burial Chambers” and are unaware of such features. 


	CONSULTATIONS: 
	Additional Representations.

	No observations 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 EN4 – Biodiversity and Geodiversity 
Key Statement DMI2 – Transport Considerations

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport & Mobility
Policy DMH3 – Dwellings in the Open Countryside & AONB
Policy DME2 – Landscape & Townscape Protection
Policy DME3 – Site and Species Protection and Conservation
Policy DME4 – Protecting Heritage Assets 

National Planning Policy Framework (NPPF)


	
Relevant Planning History:

3/2018/0467 Replacement dwelling- Approved with conditions
3/2020/1090 Discharge of Conditions


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	
Site Description:

The application relates to a vacant dwelling known as Woodlands on Hothersall Lane. The property is attached to an occupied dwelling known as Wingfield House. 

Wingfield House was originally called Woodlands and appears on the 1844 historic map, however in a significantly different form to what it is now. At some point between 1844 and 1893 the western wing of Woodlands was demolished and a two storey extension erected in its place, most likely between 1860-1880 according to the submitted Heritage Statement. At some point after this the original building and its extension were split into two separate houses and the original (eastern) section of Woodlands changed its name to Wingfield House, with the more recent extension taking over the name Woodlands. This application relates to the more recent of the two dwellings, now known as “Woodlands”. 

As detailed above Woodlands is considered to have been built as an extension to the older adjoining property (now known as Wingfield House) between 1860-1880, and whilst it would have had some visual merit, it is considered that its architectural merit is somewhat limited and therefore its significance resides in its age. The visual quality of the building is also diminished by it being unoccupied since 2009 and thus the property looks to be in a poor state of repair. 

The adjoining property at Wingfield House is occupied as a residential dwelling and is more attractive in appearance, having been relatively recently restored/refurbished. 

The property at Woodlands has a relatively large residential curtilage which spans to the west of the dwelling and within which are a number of outbuildings. At the western end of the curtilage is a grave which once housed a former resident of the property, however it is believed that there are currently no human remains within this grave.

Vehicle access is obtained via Hothersall Lane and whilst the access point and track is within the curtilage of Woodlands the neighbouring property at Wingfield House also uses this track and has a right of access through the curtilage of Woodlands. The residents of Wingfield House do not appear to have the facility for the parking of a vehicle within their own curtilage and therefore at present park directly outside of Woodlands. As mentioned above Woodlands is not currently occupied and therefore if this property was lived in it is unsure how the car parking arrangement would work if both units were occupied. 


	
Proposed Development for which consent is sought:

The application seeks consent to vary a consent for  demolition the existing dwelling known as Woodlands, and erect a six-bedroom detached dwelling approximately 30m west of the neighbouring dwelling at Wingfield House. The main change is that the proposed dwelling is now located further away from the original house.

The replacement dwelling would be two storey, with additional accommodation in the roof, and a single storey section to the side. The two storey part of the dwelling would measure 18.3m x 9.7m at its longest points with its principal (front) elevation facing south. The single storey section would project out 4.5m from the side elevation with a depth of 6.6m. In respect of height the dwelling would measure 5.3m to the eaves and 9.2m to the ridge.  

In terms of design the dwelling would be constructed in course stone with a natural blue slate roof. The front elevation would contain high levels of glazing and have a modern appearance, whereas the rear elevation would have a much more traditional appearance with stone cills and lintels surrounding window and door openings.  

Vehicle access would be via the existing point off Hothersall Lane however there would be a slight re-alignment of the internal driveway. A designated car parking area would be provided to the east of the dwelling, and the submitted plan shows that the neighbouring property at Wingfield House would retain its right of access through the application site. 


	
Principle of Development:

The extant consent under 3/2018/0467 has granted consent to demolish the existing dwelling and replace it with a larger detached property. 

The submitted application does show that the property has an extensive residential curtilage and the LPA have no evidence to dispute the claim that this is residential curtilage. Furthermore the previous case Officer has discussed this issue with a number of local residents, including members of the Parish Council who have commented that they agree that the submitted curtilage is historic and correct.  As such it is not considered that this proposal would result in an increase in the residential curtilage. 

In view of the above, the principle of a replacement dwelling is acceptable, subject to compliance with other relevant policies within the Core Strategy. 


	
Impact Upon Residential Amenity:

The nearest neighbouring property is the adjoining dwelling at Wingfield House. The owner/occupier of this neighbouring property has raised a concern in respect of potential damage that could be caused from the demolition of the existing house which currently adjoins the rear elevation of Wingfield House. This is a private matter between the applicant and the owner of this neighbouring property, however the LPA understands that under the party wall act, and as part of a demolition notice that the applicant would need to apply for requires them to make good and repair the newly created external elevation that would be created at Wingfield House. Whilst this is a private matter and not a reason to refuse planning permission, an informative has been attached to the recommendation advising the applicant of their legal duties to “make good” the rear elevation of Wingfield House following demolition.      



In terms of residential amenity the LPA would expect a separation distance of 13m between a principle rear elevation and a side elevation, the revised plans now exceed the previous distances and so would further protect residential amenities then the consented scheme. With regard to overlooking the proposed side elevation facing Wingfield House would contain a single en-suite window at first floor level and a condition has been attached to ensure this is obscurely glazed.  
 

In view of the above it is considered that the relationship the proposed replacement dwelling would share with neighbouring properties is acceptable in accordance with paragraph 127 of the NPPF which seeks to ensure that all new development provides  “a high standard of amenity for existing and future users” and the Core Strategy Policy DMG1 which states that new development must:

· not adversely affect the amenities of the surrounding area;
· provide adequate day lighting and privacy distances. 
    
The owner/occupier of the neighbouring property has raised concerns in respect of the demolition of buildings containing asbestos and “bowing” wall containing the redundant septic tank. In relation to the asbestos buildings these will need to be removed by specialist contractors and the applicant has confirmed that the redundant septic tank will be removed. Nevertheless these are not planning considerations. 
  

	
Visual Amenity/External Appearance:

The scheme has an extant consent for this design and there are no material changes that would result in a change in recommendation.
 
  

	
Landscape/Ecology:

The application is accompanied by a bat survey which concluded that the building has low potential for roosting bats and no additional survey work is required. Nevertheless, an informative has been attached advising the applicant that if any evidence of bats is found at any time during works then works should cease immediately and advice sought from Natural England or a suitably qualified bat worker.

A Biological Heritage Site (BHS) is situated approximately 30m to the north of the development site and upon the request of the LPA the applicant provided an Ecology Appraisal of the site, as well as an Arboricultural Impact Assessment. The ecology appraisal concludes that whilst bats, badgers, birds and notable invertebrates are known to occur in the local area, no evidence was found on the application site. It is therefore considered that the proposed development will have no undue impact upon biodiversity, and/or the nearby BHS. 

In respect of trees it would appear that some tree felling works have previously taken place on this site, however no existing trees would be felled and the arboriculutral report details how no dig tree root protection (geocell) will be used for the re-aligned driveway. A condition requiring the driveway to be constructed using geocell within the root protection area of T2 has been attached.   


	
Highways:

No objections have been raised from LCC highways and conditions are to be imposed as per the previous recommendation. However some conditions have been discharged under the previous permission 


	Other issues:

Lancashire Archaeology Advisory Service (LAAS) raised no objection to the demolition of this building, however the Parish Council referred to a burial chamber on this site. Investigations into this matter have taken place and it would appear that a former occupant of the house was once buried within the garden area to the west, however it would appear that their remains are no longer on site and in any case the proposed dwelling would be sited more than 80m from the proposed grave and thus it would not be disturbed by this proposal.  LAAS have also raised no concern in respect of the application site’s location in respect of a Roman Road. 


	Conclusion:

Considering all of the above and having regard to all material considerations and matters raised, the replacement dwelling would share an acceptable relationship with the surrounding area in terms of both residential and visual amenity, and subsequently the application is recommended for approval, subject to conditions.


	RECOMMENDATION:
	That planning consent be granted.



image1.jpeg
&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk




