	Report to be read in conjunction with the Decision Notice.

	Signed:

	Officer:
	LE
	Date:
	10/12/21
	Manager:
	
	Date:
	

	Site Notice displayed
	N
	Photos uploaded
	resub
	

	

	Application Ref:
	3/2021/0970
	[image: ]

	Date Inspected:
	24.11.20
	

	Officer:
	LE
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVE

	

	Development Description:
	Demolition of a bungalow and two existing outbuildings and replacement with a new two-storey dwelling with balcony to rear, a single-storey, two-bedroom annex and a detached two-storey double garage with storage on first floor. Resubmission of 3/2020/0863.

	Site Address/Location:
	Shenstone Longsight Road Clayton Le Dale BB1 9EX

	

	CONSULTATIONS: 
	Parish/Town Council

	No comments received

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections subject to technical conditions. 

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DS1: Development Strategy 
Policy DS2: Sustainable Development 
Policy EN4: Biodiversity and Geodiversity 
Policy DMG1: General Considerations 
Policy DMG2: Strategic Considerations 
Policy DMG3: Transport and Mobility 
Policy DME3: Site and Species Protection and Conservation 
Policy DMH3: Dwellings in The Open Countryside & The AONB 
Policy DMR3: Retail Outside the Main Settlements 


	Relevant Planning History:
3/2020/0863 - Demolition of existing bungalow and erection of replacement two storey dwelling – APPROVED – 4/12/2020

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The site is located on the A59 Longsight Road, fairly close to the crossroads junction with Ribchester Road. It is served by its own driveway access which continues down the side of the house to a parcel of land which is occupied by stables and beyond this and to the side is a field occupied by an agricultural type hay store. The dwelling in situ is a bungalow and whilst it is currently vacant and in need of modernisation it has not been abandoned. Dale Lee to the East is a red brick bungalow and Edenville is a 2-storey dwelling which was granted permission for a replacement dwelling under application number 2005/0666

	Proposed Development for which consent is sought:
The application seeks consent for demolition of the bungalow and construction of a replacement dwelling with annexe and two storey garage. This is a resubmission of a recent approval for a replacement dwelling. The design of the replacement dwelling will remain as already approved and the proposed additional buildings will be located on roughly the same footprint of an existing stable and garage. 

	Principle of Development:
The application is for a replacement dwelling and ancillary accommodation which is located on the A59 outside any settlement boundaries and is therefore in open countryside. Policy DMH3 states that:

The rebuilding or replacement of existing dwellings is appropriate 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 proposal is considered acceptable in principle as it would meet the above criteria and will result in a modern and potentially more energy efficient dwelling. Furthermore, the principle has been established through the previous approval and this application seeks to provide additional ancillary accommodation on the site of an existing domestic building within the curtilage. 

This proposed has been submitted as a resubmission of the previous application. As the new dwelling is not yet built it is not possible to apply for the annexe and garage independently.  The use of the new buildings should be restricted by condition as ancillary accommodation only as the formation of a new dwelling would be unsustainable in this location.  The other material planning considerations are assessed below. 

	Residential Amenity:
There are no proposed amendments to the design of the previously approved dwelling 2020/0863 and the plans are not resubmitted. 

The side facing windows at first floor level are all proposed to be high sill level and / or obscure glazed. They are designed as such that there will be no overlooking from them and windows to these specifications would usually be permitted development if added afterwards. The details can be controlled by condition and it is not considered that they will result in a loss of privacy for neighbouring dwellings. 

The rear of the property includes a balcony at first floor level accessed via the master bedroom. This balcony will be set within the footprint of the building and will have walls at either side and roof over. The full width glazed doors and windows on the rear will be set well back from the edge of the balcony.  The applicant has indicated that the balcony rail will be set back at least 300mm from the edge. Given this enclosure and the position of large single garages close to the shared boundary in the gardens of the properties at both sides it is not considered that the position and angle of the balcony will allow overlooking, it will also provide privacy for the occupants of the new dwelling when they are using it. The position of the rail can be controlled with a condition. The Juliet balconies to the front elevation will not include seating areas and will only overlook the front of the property which is in the public domain. 

The new building will be two storeys with single storey projection to the rear, it will extend much further back in the plot than the current dwelling. However, the 2-storey part will not break a 45-degree line taken from the nearest windows on properties either side and any impact of the rear extension will be mitigated by the position of the neighbours’ existing garages. 

Therefore, whilst the replacement dwelling is significantly larger than the one it replaces it is considered that it has been designed so that there will be no loss of amenity for neighbouring occupants. 

In terms of the new annexe and outbuilding, the new build will be located on the site of an existing stable and garage and will have a similar footprint. The garage is proposed to be 2 storeys with storage above. The annexe has two bedrooms and a multipurpose lounge / kitchenette. The buildings will not have a materially greater impact on any neighbouring property than the current situation and are a sufficient distance away from neighbours so as not to cause any overshadowing or loss of privacy. However, the footprint is quite substantial and therefore the buildings should be occupied as ancillary accommodation and not for purposes other than indicated within the submission. 

	Visual Amenity:
The design of the previously approved new dwelling is modern and includes solar panels to the west facing elevation, the scale of the development is larger than the existing house, however it is not considered to be over dominant or at odds with its surroundings. It is felt that the development will appear acceptable in this location and will not harm the visual quality of the area. 

The new annexe and garage are part single storey and part two storey, they are of a similar footprint to the existing building but located slightly further north, away from the canopy of trees. The materials to be used in the construction are timber boarding on concrete block with slate roofs (confirmed by agent via email on 10/12/21). The buildings are quite large for ancillary accommodation however considering the existing buildings on site and unobtrusive location within the existing curtilage at the rear of the property, grouped with the pattern of development along the A59 it is not considered that the proposal will have a detrimental impact on visual amenity or landscape character. 

	Biodiversity:
As the proposal involves demolition a bat survey has been submitted which concludes that there is no evidence of bats and negligible roosting potential. However, as per the previous approval, two bat boxes should be installed within the garden to improve roosting potential and this shall be required by condition.  

	Highways:
The county highway officer has no objections to the development as the proposal is for ancillary domestic accommodation.  However, conditions are required to ensure that the construction can be carried out without detriment to highway safety. This is reasonable given the location accessed via a major traffic route. The applicant has previously given their agreement to these conditions and a construction management plan has also been submitted with the previous approval which the highway officer has agreed to be acceptable. 

	Observations/Consideration of Matters Raised/Conclusion:
The proposal is considered to accord with the relevant development plan policies and material planning considerations. Therefore, it is recommended accordingly. 

	RECOMMENDATION:
	That planning consent be granted. 
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