	Report to be read in conjunction with the Decision Notice.

	Signed:

	Officer:
	LE
	Date:
	26/4/2022
	Manager:
	NH
	Date:
	28.04.22

	Site Notice displayed
	Y
	Photos uploaded
	Y
	

	

	Application Ref:
	3/2022/0003
	[image: ]

	Date Inspected:
	6th April 2022
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	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVE

	

	Development Description:
	Outline planning permission all matters reserved to demolish the existing bungalow and build a new detached 4/5 bedroom house

	Site Address/Location:
	Dale Hey Bungalow Preston Road Ribchester PR3 3XL

	

	CONSULTATIONS: 
	Parish/Town Council

	No comments received

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections subject to conditions

	United Utilities:
	No objections, comments offered re drainage. 

	

	CONSULTATIONS: 
	Additional Representations.

	None

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:
Policy DS1: Development Strategy 
Policy DS2: Sustainable Development 
Policy EN2: Landscape 
Policy EN4: Biodiversity and Geodiversity 
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 & The AONB 


	Relevant Planning History:
3/2017/0813 - Proposed new road access and driveway to garage at rear of premises. – APPROVED – 9.11.2017

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The site is located on a straight stretch of Preston Road approx. ¾ mile North West of Ribchester. It is outside any settlement boundary and is therefore within open countryside albeit outside the boundary of the AONB. A vacant detached bungalow property constructed of pebbledash blockwork with slate roof stands on the site with a detached garage constructed circa 2013 to the rear. 

	Proposed Development for which consent is sought:
The application seeks outline consent with all matters reserved for the demolition of the detached bungalow and construction of a 4/5 bed detached house. As this is in outline only no details of the scale parameters are submitted but an indicative impact depicts a stone built fairly substantial property in a traditional style. The application seeks to establish the principle of a replacement dwelling on the site. 
 

	Principle of Development:
Policy DMG2 of the Core Strategy seeks to direct new development towards the existing settlements except in limited circumstances and does not refer specifically to replacement dwellings. However as there would be no net increase in the number of dwellings the proposal is not considered to conflict with this policy. However, the policy does state that “within the open countryside development will be required to be in keeping with the character of the landscape and acknowledge the special qualities of the area by virtue of its size, design, use of materials, landscaping and siting. Where possible new development should be accommodated through the re-use of existing buildings, which in most cases is more appropriate than new build.”

Policy DMH3 specifically relates to new dwellings in the open countryside and sets out the limited circumstances in which new dwellings would be acceptable on of which is: 

“The rebuilding or replacement of existing dwellings 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 creation of a permanent dwelling by the removal of any condition that restricts the occupation of dwellings to tourism/visitor use or for holiday use will be refused on the basis of unsustainability.”

The submission offers no information as to when the property was last occupied. However, it was acquired by the applicant in a vacant state in 2010. in 2013 a garage was constructed and in 2017 a new access was approved that would suggest there may have been an intention to bring it back into use.  Council records indicate that the property has been vacant since 2008 and prior to this was a second home.

Currently it is boarded up and overgrown with vegetation, whilst it is in a state of disrepair, it has an owner and work has been carried out recently within the curtilage, as such the residential use is not considered to have been abandoned.

It is difficult to ascertain whether there will be an adverse impact on the landscape as details of the level of accommodation proposed is not available at this stage. There will certainly be an impact through the creation of a larger property but this may not be an adverse one. The current property is modest in scale and mostly screened from the road by vegetation, however it is located between Dale Hey Farm caravan site where there is a complex of former farm buildings as well as caravan pitches and Kitchen Green Farm which also has numerous workshop type buildings. As such it is not isolated in the landscape and is located within a group of other buildings of varying heights. A condition limiting it to no more that two storeys will ensure that the height is not excessive, and the footprint will be assessed as part of the reserved matters. 

The submission does not propose to extend the curtilage.

Subject to an appropriate final design it is considered that the proposed is in accordance with DMH3 and is acceptable in principle.  

	Residential Amenity:
The site is approx. 50 metres away from the nearest dwelling but does border a caravan site. It is not considered that the continuation of a residential use will be of detriment to nearby properties. Any issues relating to overlooking or overshadowing can be addressed through the consideration of the reserved matters which will deal with the detailed design. 

	Visual Amenity:
In principle a two storey 4 / 5 bed dwelling would be acceptable given the size of the plot and nature of surrounding dwellings and other buildings but will undoubtedly be bigger than the existing bungalow. It is important that the scale is not excessive to prevent adverse impacts on the landscape.  The impact on visual amenity cannot be properly assessed until the submission of the reserved matters which will determine the final design.  It is not known how large the proposed bedrooms will be or what other level of accommodation will be proposed.  However, a condition limiting to two storeys will be imposed on this outline consent. 

	Highways:
Preston Road is subject to the national speed limit and is a straight road where it appears vehicle speeds are high. Whilst this application does not seek approval of the means of access the new access approved in 2017 was deemed acceptable in terms of highway safety so in principle the site can be accessed safely. For a dwelling of the size proposed 3 off street parking spaces should be provided and the vegetation along the roadside reduced in height to achieve visibility splays.  These elements can be secured with suitable conditions. 

	Ecology and Trees:
As the proposal involves demolition a protected species survey has been submitted which assesses the potential impact on bats and nesting birds. 

This concludes that there was negligible potential for roosting bats.

There is some potential for nesting and roosting birds and the loss can be mitigated through provision of nesting / roosting boxes. 

Work should ideally be carried out outside nesting season, and hibernation season in the case of hedgehogs, which may be within the hedgerows. A hedgehog box is recommended. 


	Observations/Consideration of Matters Raised/Conclusion:
Having had regard to the relevant planning policies and other material considerations the proposal is considered acceptable in principle, and it is therefore recommended accordingly. 

	RECOMMENDATION:
	That outline planning consent is granted. 
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