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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Outline application with all matters reserved for the demolition of an existing outbuilding and erection of a detached dwelling house in the grounds of 94 Ribchester Road. Previously approved under 3/2018/1116.

	Site Address/Location:
	94 Ribchester Road Clayton-Le-Dale BB1 9HQ

		

	CONSULTATIONS: 
	Parish/Town Council

	The Parish Council object on the basis that a three-storey dwelling would fail to be in keeping with the existing street scene.

	CONSULTATIONS:
	United Utilities

	
It is recommended that the applicant considers their drainage plans in accordance with the drainage
hierarchy.

The applicant or developer should contact our Developer Services team for advice if their proposal is in the vicinity of water or wastewater pipelines and apparatus. It is their responsibility to ensure that United Utilities’ required access is provided within their layout and that our infrastructure is appropriately protected. The developer would be liable for the cost of any damage to United Utilities’ assets resulting from their activity.


	CONSULTATIONS:
	Highways

	
Following re-consultation, the LHA have no objection to the proposal.


	Additional Representations:

	Three additional representations have been received in objection, citing the following grounds:

1. The detached dwelling would be too prominent, not harmonious and unsympathetic in relation to the character to the existing row of neighbouring cottages. It would be overbearing and out of proportion.

2. The proposed development could have a negative impact upon highway safety, there will be insufficient parking and access to the highway itself will be difficult from the proposed development. 

3. Land fronting the development is unadopted.



	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	
Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement EN5 – Heritage Assets

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility
Policy DME4 – Protecting Heritage Assets

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2018/1116 - Proposed construction of a new 5-bedroom dwelling within the curtilage of 98 Ribchester Road, following the demolition of existing stone building. Approved with Conditions.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a plot of land within the settlement boundary of Wilpshire. The site location features a currently vacant parcel of land with a now redundant random stone outbuilding affronting the highway known as Ribchester Road, also adjoining an existing row of cottages to the east. This aside the surrounding area is predominantly residential, characterised by various forms of ribbon development along Ribchester Road featuring detached and semi-detached properties of mixed design and material typology, with the area north of the site location designated as Green Belt.


	Proposed Development for which consent is sought:

Consent is sought for the demolition of an existing outbuilding and erection of a detached dwelling house in the grounds of 94 Ribchester Road, Clayton-Le-Dale. At this stage all matters of access, appearance, layout, scale and landscaping are held in abeyance, later addressed at reserved matters stage. Consequently, the application seeks approval for the principle of development only regarding the proposed demolition and siting of a dwelling at this location.


	Principle of Development

The principle of development for a detached dwelling on this site was previously established through a consent under planning reference: 3/2018/1116 which lapsed in April 2022 as a result of the expiration of three years from the original date of consent. Following the expiration of this consent the principle of development must now be re-assessed using the existing Local Development Framework and associated national policy, including the updated National Planning Policy Framework.

The Ribble Valley Core Strategy seeks to direct development involving the introduction of new dwellings to those locations to which it is deemed most sustainable. Primarily this includes the principal settlements of Clitheroe, Longridge and Whalley. Elsewhere, housing development is managed to reflect existing population size, the availability of services and the extent to which new development can be accommodated in the area using a tiered settlement approach as demonstrated within Key Statement DS1 of the Ribble Valley Core Strategy (RVCS). As a mechanism for directing development in accordance with the development strategy outlined above, policy DMG2 sets out the criteria which any development must meet depending on the site location relative to the settlement boundaries as adopted within the Housing and Economic Development, Development Plan Document. It states:

‘Development proposals in the principal settlements of Clitheroe, Longridge and Whalley and the tier 1 villages should consolidate, expand or round off development so that it is closely related to the main built-up areas, ensuring this is appropriate to the scale of, and in keeping with, the existing settlement.’

The location of the proposed development falls within the settlement boundary of Wilpshire, one of nine settlements described as the ‘most sustainable’ within the RVCS and classed as a tier one settlement. The site location is adjacent to Ribchester Road, with the surrounding area characterised by ribbon development to which the proposed dwelling would closely relate.

In view of the above it is considered that the principle of residential development on this site complies with national planning policy and Key Statements DS1, DS2 and policy DMG2 of the Core Strategy insofar as that the site location falls within an identified settlement and would be closely related to an existing built-up area. The principle of a dwelling at this location is therefore accepted.


	Heritage

The application has been subject to amendments and now proposes the demolition of an existing outbuilding on this site as part of the development. This outbuilding has previously been identified as a non-designated heritage asset as part of the previous planning consent on this site (3/2018/1116) where the demolition of the same structure was approved.

Considering the outbuilding as a non-designated heritage asset, the revised NPPF states at paragraph 203:

“The effect of an application on the significance of a non-designated heritage asset should be taken into account in determining the application. In weighing applications that directly or indirectly affect non-designated heritage assets, a balanced judgement will be required having regard to the scale of any harm or loss and the significance of the heritage asset.”

The existing outbuilding is two-storey, constructed from random rubble sandstone with rough dressings and painted white render on its eastern elevation. A modern external staircase has since been added on the northern elevation, with few other openings. Inside, the structure is in a deteriorating condition with several roof slates missing and no remaining historic features or fittings internally. It is thought that the structure had originally been constructed in the 19th century, associated with the nearby weavers’ cottages to the east, although has most recently been used as a store in relation to 94 Ribchester Road and is currently vacant.

In the context of paragraph 203, the building is not considered to maintain a significant level of historic interest due to the extensive changes to the building over a period of time and the gradual degradation of historic fabric, form and features. As a result of this and the declining condition of the building, it is deemed that the existing contribution of the outbuilding toward the immediate street scene and visual amenities of the area is low. Consequently, in balancing the minimal value of the structure as a non-designated heritage asset with the removal of a derelict and dilapidated building from the street scene, the principle of demolition is acceptable.

Consideration has also been given to the potential for the residential conversion of this outbuilding, however, the structure is likely too small and is sited in too challenging a location, directly affronting the highway. Subsequently a conversion scheme would likely raise highway safety concerns.


	Residential Amenity

As an outline application, matters relating to residential amenity are held in abeyance and therefore cannot be accurately assessed whilst the design aspects of the proposal are unknown. However, it is believed that the proposed development of a dwelling on this site is possible without causing undue detriment to neighbouring amenities as the site benefits from adequate separation distances between neighbouring properties.


	Visual Amenity

This application is for a single, detached dwelling with four or more bedrooms and at this stage it is not known what form the proposed dwelling will take. However, it is acknowledged that achieving an appropriate scale of development will be important to prevent adverse impacts on the immediate landscape and street scene, such is the inherent character of the existing row of cottages to the east of the site location, one of which the site location lies within the curtilage of. On this basis it is proposed that should consent be granted, a condition limiting the development to two storeys is imposed to prevent any such impacts and to safeguard a sympathetic and harmonious design at reserved matters stage.

The visual amenity impacts of the development will be more critically assessed at reserved matters stage when the final design of the scheme is determined against the provisions of the existing development plan and National Planning Policy Framework, the latter of which now further emphasises and elevates the importance of achieving high quality, sympathetic and well-designed development following its revision in 2021.


	Ecology

A preliminary bat survey was undertaken in June 2022 and found no evidence to suggest present or historic bat activity within the outbuilding. Consequently, the outbuilding is considered to offer negligible habitat value for roosting bats and as such there is no requirement for compensatory mitigation to offset the impacts of the proposed development.


	Highways

This application does not seek permission for matters of access and highways related issues are to be resolved at reserved matters stage. On this basis the LHA have no objection to the application but further advise that any development will be required to comply with parking guidance which requires the provision of two car parking spaces for two- or three-bedroom properties and three car parking spaces for a dwelling with 4 or more bedrooms.

This notwithstanding, it is identified that the development location will adjoin the B6245 known as Ribchester Road which is characterised by high levels of traffic flowing between Wilpshire and the A59 in both directions. Whilst the proposed access arrangements for the site remain unknown, it is thought that the demolition of the existing outbuilding will help to enable the safe entry and departure from a site which benefits from a previously approved form of access.


	Observations/Consideration of Matters Raised/Conclusion:

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That outline permission is granted subject to the imposition of conditions.  
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