


	Report to be read in conjunction with the Decision Notice.

	

	Application Ref:
	3/2021/0888
	[image: ]

	Date Inspected:
	~
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVED

		

	Development Description:
	Replacement dwelling and creation of parking.

	Site Address/Location:
	Seedalls Bungalow Eaves Hall Lane West Bradford BB7 3JG

		

	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection subject to conditions. 

	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:
Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement EN2 - Landscape
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DME2 – Landscape and Townscape Protection
Policy DME3 – Site and Species Protection and Conservation
Policy DMH3 – Dwellings in the Open Countryside and AONB

National Planning Policy Framework

	Relevant Planning History:
3/2020/0580 - Application for confirmation that the building can lawfully be used as a dwelling. Approved.


	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The application site lies in the Forest of Bowland AONB and beyond the end of Eaves Hall Lane approximately 2.3km from the village of West Bradford. The application relates to a single storey building known as Seedalls Bungalow which is located to the south-west of Seedalls Farm.

The building and surrounding land was the subject of a certificate of lawfulness application made under section 191 of the Town and Country Planning Act 1990. Approval of the application in September 2020 confirmed that use of the building as a dwelling was lawful and the applicant now seeks permission to replace the existing dwelling.

The existing building is single storey and appears to be constructed from brick and timber. The building measures 6.3m x 6.8m with a maximum height of around 3 metres.


	Proposed Development for which consent is sought:
Permission is sought to demolish the existing building and erect a replacement. The proposed replacement dwelling would be faced with a mixture of stone and render with a slate roof. It would have an overall footprint of 7.4m x 12m and would be 7m to the ridge and internally would provide a living/dining room, kitchen and garden room at ground floor and two-bedrooms above.

Parking would be provided on the east side of the cottage and a modest garden is provided.


	Principle of Development:
Policy DMH3 relates to residential development in the open countryside and AONB and specifies three exceptions when residential development in these areas can be supported. This includes the rebuilding or replacement of existing dwellings subject to three criteria as follows:

· 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 existing curtilage.

The proposal is to replace an existing dwelling and therefore the development would be acceptable in principle.

Key Statement EN2 states that the landscape character of the Forest of Bowland Area of Outstanding Natura Beauty will be protected, conserved and enhanced. This policy also states that development will be expected to being in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, features and building materials. NPPF paragraph 176 says that ‘great weight should be given to conserving and enhancing landscape and scenic beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty which have the highest status of protection in relation to these matters’.


	Design and Visual Appearance:
Key Statement EN2 and Policy DMG1 of the Core Strategy requires that consideration is given to the design and visual appearance of new development, with a requirement that development is in keeping with the character of the landscape and that consideration be given to the relationship between buildings.

The proposed dwelling would be faced with stone on the south and west facing elevations and would provide modest two-bedroom accommodation. The proposals would represent a generous increase in size and scale when compared with the existing building, however, Ribble Valley planning policies and guidance does not impose specific floorspace or volume increase limits; the assessment is whether the proposed development would have any adverse impact on the landscape.

The proposed dwelling would be constructed using traditional materials to match the existing (and proposed) buildings at Seedalls Farm. Public views into the site can be gained from the public footpath which passes directly to the south where any new building would be experienced against the backdrop of Seedalls Farm. There are limited, if any, intermediate or long-range views given the relative remoteness of the group of buildings at Seedalls Farm which are located at the end of Eaves Hall Lane. 

Taking into account the appearance and condition of the existing building, its modest size and location, the proposed replacement dwelling would be of a vernacular style and would be faced with high-quality natural materials that would reflect those to be used as part of the renovation and re-building works at Seedalls Farm. It is thought that the improvement in visual appearance and quality of the building would outweigh any harm arising from the increase in the size and scale of the building, particularly as it would be seen against the background of existing built form and would not be experienced in isolation.

Additionally, it is noted that the proposals do not seek to extend the residential planning unit that was previously defined as part of the certificate of lawfulness application.

Taking account of the above, the proposals are considered to be acceptable and would conserve landscape character.


	Observations/Consideration of Matters Raised/Conclusion 
No objections have been raised by the County Highways Officer. The proposals include parking for two vehicles within the site which is sufficient to meet the requirements for a two-bed property.

The proposed dwelling would provide an acceptable standard of living accommodation for future occupants. Whilst the private garden is modest in size there is sufficient space for recreation and storage of refuse bins. There were some concerns regarding the relationship between land uses as the applicant proposes to erect a new agricultural building to the north of the application site (application ref. 3/2021/0900) with the potential for noise and odours. There would be a possibility that, if the replacement dwelling was constructed in advance of the proposed agricultural building, future occupants purchasing the property would be unaware of the proximity of proposed agricultural-related development.

Suitable mitigation has been agreed which includes the building up of the facing wall of the agricultural building with concrete panels to reduce noise spill, planting of a landscaping strip at the edge of the proposed concrete yard closest to the new dwelling and the use of double-glazed units with trickle vents in window openings on the north elevation of the proposed property. Subject to the above, it is considered that levels of noise and odour would not be of significant detriment whilst also taking account of the countryside location where noises and smells associated with agricultural activities are commonplace and that there is already some agricultural activity taking place at the site at present.

The application is supported by a Bat Survey Report (ref.6320) which found no evidence of bats within the existing building. However, it is considered that the area is an optimal location for bat forage habitat. The building do not at present provide high quality bat roost habitat and the scheme provides an opportunity to enhance the roost potential. The Survey Report does propose measures including ridge access tiles/slates however further details of these measures would have need to be provided and would be secured through planning condition.


	Conclusion:
Considering all the above, the proposed development would result in the removal of a somewhat dilapidated structure and its replacement with a dwelling incorporating random natural stone and stone detailing and a slate roof. Whilst the proposed increase in scale is above what would generally be considered acceptable for a replacement dwelling, consideration has been given to the condition of the existing building, it modest size and its siting.

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


	RECOMMENDATION:
	That planning consent be granted.
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