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	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed erection of a new single storey dwelling in the garden of Charnley Cottage in lieu of 2 dwellings approved under outline application 3/2018/0682.

	Site Address/Location:
	Charnley Cottage, Preston Road, Longridge

	


	CONSULTATIONS: 
	Parish/Town Council

	Providing the neighbours have been consulted, Longridge Town Council have no further comments to make with regards to the above planning application.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection subject to conditions.

	CONSULTATIONS: 
	Additional Representations.

	Two objection letters have been received and raise the following concerns:
· Concerns regarding surface water drainage.



	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy
Key Statement DS1 – Development Strategy

Key Statement DS2 – Sustainable Development

Key Statement H1 – Housing Provision

Key Statement H2 – Housing Balance

Key Statement DMI2 – Transport Considerations

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport & Mobility

Policy DMH3 – Dwellings in the Open Countryside and AONB
Policy EN2 – Landscape & Townscape Protection

Policy DME1 – Protecting Trees & Woodland

Policy DME2 – Landscape & Townscape Protection

Policy DME3 – Site and Species Protection and Conservation
National Planning Policy Framework (NPPF)

	Relevant Planning History:

3/2018/0682 - Application for outline planning permission for the erection of two dwellings and associated works with all matters reserved except access. Approved with conditions.
3/2008/0523 - Retrospective application for change of use from agricultural land to extension to residential curtilage and alterations to access. Approved.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to the garden area associated with Charnley Cottage on Preston Road in Longridge. The site is located outside of the settlement boundary of Longridge, as defined on the adopted Proposals Map. However, the site is surrounded by the approved development for 256 dwellings at land to west of Preston Road, known as Grimbaldeston Farm.  
Charnley Cottage is one of three existing residential properties that make up the former farmstead of Charnley Farm. Charnley Cottage is the most southern of the three properties and is adjoined to the north by Charnley Fold. Further to the north is the detached property at Charnley House and these three properties all share an access point of Preston Road and a central courtyard area for the parking of vehicles. 

Charnley Cottage has a reasonably sized garden area to the south, which also extends to the west, and it is this garden area to which the application relates. 
Outline planning permission was granted on 28 September 2018 for the erection of two dwellings at the site. This consent remains extant and is a material planning consideration in the determination of this application.



	Proposed Development for which consent is sought:

This application seeks full planning permission for the erection of one new single storey bungalow. The proposed dwelling would be of contemporary design and faced predominantly in render with a slate roof and coloured uPVC windows and doors. The dwelling would a maximum height of 4.5 metres.
Access would be obtained via the existing access point to the south of Charnley Fold.  
  

	Principle of Development:

The principle of developing this site for residential use was established by the grant of outline consent for two dwellings under application 3/2018/0682. That permission remains extant and is therefore considered to be a realistic fall-back position.
It was considered as part of the previous application that the development would sit within the extended envelope of the Longridge urban area taking into account the development of surrounding land for housing. Whilst the Longridge settlement boundary as shown of the Proposals Map has not been amended to incorporate Grimbaldeston Farm, on the ground the application site will be surrounded by new housing and therefore its development for additional units is considered to be acceptable taking into account the specific characteristics of the site in relation to previously consented development.
Whilst there is some conflict with policies DMG2 and DMH3 of the Core Strategy given the location of the site in an area defined as ‘open countryside’ on the Proposals Map, in this case no harm would arise from the grant of consent and the provision of a single dwellinghouse would be a benefit of the scheme sufficient to outweigh the identified Policy conflict.



	Impact Upon Residential Amenity:

The proposal is for the erection of a bungalow with a maximum height of 4.5 metres to the ridge. As such, there would be no overlooking from habitable rooms and no loss of light or outlook from neighbouring properties.
There are first floor windows on the adjacent property, Charnley Cottage, facing the application site. However, the relationship between the buildings would be such that these windows would only overlook the driveway area of the proposed new dwelling which is set back from the highway.


	Visual Amenity/External Appearance:

In general terms the properties at Charnley Farm are traditional in design, however there are new dwellings being erected around the application site, which results in a mixture of house types in the area.
The proposed dwelling has a contemporary appearance and would be faced with modern materials. Whilst it would be seen alongside the stone-built agricultural buildings of Charnley Farm, the design of the proposed dwelling would be such that it would be experienced as a new addition, distinct from and separate to the more traditional stone buildings. Whilst this approach may not generally be considered appropriate in more sensitive countryside locations, the site is surrounded by modern housing faced in a variety of materials such that provision of new dwelling that is distinctly separate from the traditional farm complex is more appropriate than seeking to replicate the appearance of the existing farmstead buildings.

 

	Highways: 

The proposed dwelling would be accessed directly off Preston Road, via an existing access point which serves the garden area of Charnley Cottage.  The Highway Officer raises no objection to the use of this access, and it is considered that the existing highway network is sufficient to accommodate the additional vehicle movements associated with this development.


	Landscape/Ecology:
The proposal would result in the demolition of two small outbuildings, and the development of an existing garden area. The bat survey submitted with the application finds no evidence of bats and it is considered that they both have negligible roost potential and therefore no further survey works are required. 

In respect of other protected species on the site, the site is considered to be low conservation value and consists of formal gardens containing ornamental vegetation and a pond. 

The trees within the site are predominantly ornamental species or low-quality specimen that do not make a valuable contribute to visual amenity. As such, their removal as part of the development raises no objections.


	Other issues: 

Concerns have been raised in relation to foul water discharge. A surface and foul water drainage strategy has been provided. Surface water from the site would discharge into a culverted watercourse with lies within the eastern part of the site.
Regarding foul water, there are no public sewers local to the site. Foul water from the adjacent Charnley Cottage discharges by gravity to an existing pumping station on neighbouring land before being pumped to the public sewer. It is proposed that foul water from the proposed new dwelling is discharged in the same way. Whilst United Utilities have not objected to the proposed drainage strategy, they require further detail of the drainage design and there would be a conditional requirement to provide such detail prior to commencement of the development.

Cadent Gas have assets within the vicinity of the application site and thus an informative has been attached to the recommendation advising the applicant to contact Cadent Gas.


	Observations/Consideration of Matters Raised/Conclusion:
Considering all of the above and having regard to all material considerations and matters raised, the principle of residential development on this site is considered to be acceptable and subsequently the application is recommended for approval, subject to conditions.



	RECOMMENDATION:
	That planning consent be granted.


