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	Development Description:
	Proposed demolition of 126 Ribchester Road and erection of replacement dormer bungalow with detached garage.

	Site Address/Location:
	126 Ribchester Road, Clayton Le Dale. BB1 9EE

	

	CONSULTATIONS: 
	Parish/Town Council

	Clayton-Le-Dale Parish Council:
	No objections raised. Queried the nature of the proposed use of the ‘office / practice’ room shown on the application’s proposed floor plans.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections subject to conditions.

	

	United Utilities:
	No objections.

	
	

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 - Development Strategy 
Key Statement DS2 - Presumption in Favour of Sustainable Development
Policy DMG1 – General Considerations 
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport And Mobility
Policy DMH3 - Dwellings In The Open Countryside And AONB

National Planning Policy Framework (NPPF)


	Relevant Planning History:

No recent planning history relevant to the determination of the application.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The proposal relates to a detached true bungalow property in Clayton-le-Dale. The property is situated on a main road location directly adjacent to a small cluster of residential dwellings comprising a mixture of detached and semi-detached true and dormer bungalow properties. The surrounding area is predominantly residential and primarily consists of a wide array of detached properties. The wider area comprises a mixture of agricultural land, woodland and open countryside. 


	Proposed Development for which consent is sought:

Consent is sought for the demolition of a detached true bungalow property to be replaced with a new detached dormer bungalow property and detached garage.


	Principle of development:

The proposal site is located within Clayton-le-Dale which is not identified as one of the Borough’s defined settlement areas therefore the application site lies within the open countryside from a spatial perspective. Policy DMG2 of the Ribble Valley Core Strategy outlines the Council’s spatial vision with regards to development while Policy DMH3 specifically seeks to control development within the open countryside and AONB.

With regards to development within the open countryside, Policy DMG2 states that:  

“…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.”

Furthermore, Policy DMH3 regards the rebuilding or replacement of existing dwellings within the open countryside as permissible provided that the residential use of the existing property has not been abandoned and that there are no adverse impacts to the surrounding landscape or requirements to extend an existing curtilage as a result of the development.

In this instance, the proposal involves the replacement of an existing dwelling which is currently in use as a residential property. In addition, the proposed development would not involve any extension of the property’s existing curtilage.
 
In view of the above, the principle of a replacement dwelling on this established site would comply with the requirements of Policies DMG2 and DMH3 of the Core Strategy. 


	Residential Amenity:

The principal and rear building lines of the replacement dwelling would be aligned in almost identical manner to the building lines of the existing dwelling with all of the windows to be incorporated into the new dwelling providing similar views to the existing windows within the property. 

The proposed first floor window in the North-western gable end of the dwelling has the potential to overlook the front driveway of No. 128 Ribchester Road however this would not amount to any loss of privacy to the adjacent neighbouring property by virtue of No. 128’s driveway already being largely visible within the public realm from Ribchester Road. 

The rear North-eastern elevation of the dwelling would incorporate a first floor balcony area however the balcony would comprise a recessed design which in turn would restrict any elevated views to the rear garden of the application property. 

The increased roof pitch height of the replacement dwelling would more than likely lead to some occurrences of overshadowing however desktop analysis shows that any additional overshadowing from the replacement dwelling would predominantly occur within the curtilage of the application property without any loss of natural light to No. 128 Ribchester Road. 

Further clarification was sought from the applicant with regards to the proposed use of the ‘office / practice’ room shown on the application’s proposed floor plans. The applicant has since confirmed that the room in question is to serve as an office and music practice room for personal use therefore it is not envisaged that the proposed use of this room would invite any noise disturbances beyond those expected from a residential use. 

Taking account of the above, it is not considered that the proposed development would be harmful to the amenity of any neighbouring residents.


	Visual Amenity:

The footprint of the proposed replacement dwelling would be of a similar size to the existing dwelling on site with the increased footprint of the proposed dwelling being only marginally larger than the existing dwelling. The replacement dwelling would stand at just over 1 metre higher than the existing dwelling with its roof pitch sighted slightly above the roof pitch of the adjacent neighbouring property of No. 128. Notwithstanding this, the roofscapes of properties within the immediate locality varies significantly in terms of height, with several true and dormer bungalow properties on Ribchester Road being sighted directly adjacent to two storey properties with noticeably higher roof pitches. 

The replacement dwelling would be detailed in cream / white render which would be in contrast to the brick profile of the existing dwelling however the existing properties within the immediate locality vary considerably in terms of their external detailing with various types of render, brick and door and window frame materials forming part of the existing street scene. Consequently, it is not considered that the proposed replacement dwelling would read as an over dominant or incongruous addition to the existing street scene. 

The original conception of the proposed detached garage comprised a roof pitch height of 5 metres whereby the resultant building would have a read as a largely over dominant addition to the site by virtue of its height in relation to the proposed height of the replacement dwelling. The applicant has since provided an amended design whereby the originally proposed roof of the garage has been lowered by 1 metre with a minor reduction also incorporated to the eaves height of the garage. Accordingly, this aspect of the proposed development is now considered to be an acceptable and appropriate addition to the application site.

With the above in mind, it is not considered that the proposed development would be harmful to the visual amenities of the immediate or wider area.


	Ecology:

A bat survey carried out at the property on 27/9/22 found no evidence of any bat related activity.


	Highways and Parking:

Lancashire County Council Highways have reviewed the proposal and have no issues with the proposed development subject to the imposition of conditions therefore it is not considered that the proposal would have any undue impacts upon highway safety.

	Observations/Consideration of Matters Raised/Conclusion:

The replacement dwelling would not have any adversely impacts upon the amenity of any neighbouring residents and would sufficiently merge into the existing street scene on Ribchester Road without harming the visual amenities of the area.

Furthermore, the proposed works would be in accordance with the criteria outlined in Policies DMG2 and DMH3 of the Ribble Valley Core Strategy with regards to replacement dwellings located outside of the Borough’s defined settlements. 

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 planning permission be granted subject to the imposition of conditions.
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