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	Development Description:
	Replacement dwelling and relocation of vehicle access.

	Site Address/Location:
	Hillside, Moor Lane, Wiswell, BB7 9DG.

	

	CONSULTATIONS: 
	Parish/Town Council

	Wiswell Parish Council:
	Concerns raised with regards to visual impact of proposed dwelling. Additional concerns / comments / queries made in relation to disruption arising from construction of proposed dwelling, ambiguity of proposed tree retention, proposed location for refuse bins, absence of a site management plan and current condition of road surface on Moor Lane.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections subject to conditions.

	

	United Utilities:
	No objections subject to compliance with standing advice.

	

	CONSULTATIONS: 
	Additional Representations.

	One objection has been received in relation to the proposal which is summarised as follows:

· Impact of the proposal upon residential amenity

· Impact of the proposal upon highway safety

· Impact of the proposal upon ecology through proposed tree removal

Additional comments made with regards to light pollution from the proposed dwelling, ambiguity with regards to exact location of proposed new vehicle access and surface water drainage.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1: Development Strategy 
Key Statement DS2: Presumption in Favour of Sustainable Development
Key Statement DMI2: Transport Considerations
Policy DMG1: General Considerations 
Policy DMG2: Strategic Considerations
Policy DMG3: Transport And Mobility
Policy DME1: Protecting Trees And Woodlands
Policy DME2: Landscape And Townscape Protection
Policy DME3: Site And Species Protection And Conservation
Policy DMH3: Dwellings In The Open Countryside And AONB
Policy DMH5: Residential And Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2003/0182:
Replacement garage (Approved)

3/1999/0147:
Outline application for 1 no. Detached dwelling (Refused, dismissed on appeal)

3/1994/0717:
Construction of conservatory (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The proposal relates to a two storey dwelling situated on the Southern outskirts of Wiswell. The application property comprises rendered elevations, clay roof tiles and UPVC windows and forms part of a small cluster of detached properties on Moor Lane which occupy an elevated position above Pendleton Road. The application property has been previously extended on its North-western elevation by way of a conservatory extension with a detached garage sited within the Southern corner of the property’s domestic curtilage. Access to the property is from Moor Lane which is a tree lined single track road which ascends in height from the South to the North. The defined settlement area of Wiswell lies just to the North of the application site with the wider area comprising a mixture of woodland, agricultural land and open countryside.


	Proposed Development for which consent is sought:

Consent is sought for the demolition of the application property which is to be replaced with a new detached three storey property which includes a lower ground floor level for vehicle parking. The property’s existing vehicle parking area is to be replaced with a terrace and lawn area with a new vehicle access proposed to the North-west of the replacement dwelling off Moor Lane.


	Principle of development:

The application property is situated outside of the defined settlement area of Wiswell and as such lies within the open countryside. Policy DMH3 of the Core Strategy 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. As such, the proposal satisfies the requirements of Policies DMH3 (and in turn DMG2) of the Core Strategy and is therefore considered to be acceptable in principle subject to an assessment of additional material planning considerations.

	Residential Amenity:

The front North-eastern elevation of the proposed dwelling would be sited further towards the neighbouring property of Bonnie House with three dormer windows proposed for the second floor level of the property’s front elevation however analysis shows that the dormer windows would only be sited marginally higher than the first floor window within the North-western elevation of the existing dwelling. In addition, a separation distance of approximately 25 metres would be in place between the second floor windows and domestic curtilage area of Bonnie House which would be sufficient for the purposes of preventing any loss of privacy.

The proposed first floor window on the North-western side elevation of the dwelling would face onto Moor Lane with no opportunities for direct overlooking towards Bonnie House due to the orientation of the dwelling’s North-western elevation.

The proposed first floor balcony area and windows within the South-western side elevation of the dwelling would provide views towards Wiswell Hall Farm however a separation distance of approximately 130 metres would be in place between the proposed dwelling and Wiswell Hall Farm which would be more than sufficient for preventing any instances of overlooking. The balcony area would allow elevated views towards the North-western extent of domestic curtilage area serving Manor Cottage however existing vegetation and the ascending land topography of Moor Lane would prevent any loss of privacy to the occupants of Manor House.

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 the occupants of Bonnie House to the North. 

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 proposed dwelling would exceed the size of the existing property in terms of footprint and cubic volume however its roof ridgeline would exceed the roof ridgeline height of the exiting dwelling by less than one metre by virtue of the proposed dwelling’s lower ground floor level being set below the road level of Moor Lane. In addition, sectional and street scene drawings show that the roof profile of the proposed dwelling would be in alignment with the roofscape of dwellings on Moor Lane which incrementally ascend in height in line with the rising topography of Moor Lane. Furthermore, the dwelling’s North-eastern side elevation would incorporate a split level roof design comprised of two storey reverse gable and single storey mono pitch elements which would significantly reduce the overall massing of the dwelling in public views from Moor Lane. Accordingly, it is not considered that the proposed dwelling would read as an over dominant addition to the existing street scene.

The publicly viewable front elevation of the proposed dwelling would comprise a Georgian style design which would reflect the style of numerous dwellings within the defined settlement area of Wiswell. The use of timber windows and slate roof tiles would be equally appropriate for the rural character of the surrounding area. The remainder of the dwelling would comprise a mixture of stone and brick which would further reduce the overall massing of the proposed dwelling. The more contemporary aspects of the dwelling which include a wraparound glazed opening and a glazed gable section would be sited on the South-eastern and South-western elevations of the dwelling both of which are predominantly screened from public view therefore the visual impact of the dwelling’s more contemporary elements would be minimal. Furthermore, dwellings within the existing street scene vary considerably in terms of design, with a mixture of both contemporary and traditional dwellings sited at the North-western and South-eastern ends of Moor Lane respectively. As such, the addition of a dwelling comprised of both traditional and modern features would not read as an anomalous addition to existing street scene.

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


	Trees and Ecology:

The proposal involves the removal of several trees however the application’s Arboricultural Impact Assessment identifies these trees as holding low to mid category value. Additional works are proposed to the ‘G5’ grouping of trees shown on the submitted AIA however the works proposed would solely comprise a crown lift to the tree grouping in order to facilitate the achievable visibility splays from the proposed vehicle access. The above works have been reviewed by the Council’s Countryside Officer who has raised no issues with regards to the works proposed therefore the proposed tree removal and crowning works are considered to be acceptable.

A daytime Bat Scoping Survey of the application property was undertaken on 25/3/22 which identified limited suitable features for roosting bats. Additional dusk emergence surveys were undertaken on 15/6/22 and 9/8/22 which confirmed the presence of the presence of individual roosting common pipistrelle and soprano pipistrelle between tiling within the South-western gable end of the application property. 

In this instance, the proposed development would result in the loss of confirmed bat roosts therefore the proposed development could only be carried out under a relevant Natural England Protected Species Mitigation license.

In order for the Natural England license to be granted, Natural England requires 3 tests for the development to be met: (a) Preserving public health or public safety or other imperative reasons of overriding public interest; (b) there is no satisfactory alternative; and (c) the action will not be detrimental to maintaining the population of the species concerned at a favourable conservation status in its natural range. As competent authority the Habitats Directive places a duty on local planning authorities to consider whether there is a reasonable prospect of a license being granted and apply the three tests. 

With regard to the first test, the proposed development would offer public benefits in as much that the replacement of an existing dwelling of considerable age and of little architectural merit with a new dwelling of superior design and quality would offer a visual enhancement to the street scene on Moor Lane. Furthermore, the provision of a new dwelling of superior quality would offer an enhancement to the quality of the Borough’s housing stock. In addition, the construction phase of the proposed development would provide small scale benefits to the local economy of the Borough through the use of contractors. As such, the proposal would meet the requirements of the first test.

In terms of the second test, the provision of a replacement dwelling within the application site could only be accommodated through the demolition of the existing property therefore there is not considered to be any satisfactory alternative in this instance.

The final test is an ecological one, which the submitted ecology survey suggests could be met, subject to careful planning and appropriate mitigation measures.

Accordingly, the proposed development would meet the requirements of all three tests therefore there is considered to be a reasonable prospect that Natural England would grant a license for the proposed development. 

The provision of a Natural England License and incorporation of additional compensatory measures for bats referred to in the submitted ecological report have been secured by way of appropriate planning conditions.


	Highways and Parking:

Lancashire County Council Highways initially recommended refusal of the proposal on the basis of the proposed vehicle access comprising substandard visibility splays. The initial response from the LHA concluded with a recommendation to utilise the property’s existing vehicle access, which was deemed to comprise superior visibility splays to the proposed vehicle access, subject to the removal of vegetation. The applicant has since provided an amended visibility splay drawing for the proposed vehicle access which shows visibility splays of 2m x 17m in both directions which would be achievable on the basis of vegetation removal. The LHA have acknowledged that the achievable visibility splays, whilst not compliant with their guidance, would be acceptable on the basis of anticipated traffic speeds on Moor Lane and in light of the fact that the achievable visibility splays would be superior to the visibility splays serving the property’s existing vehicle access. In addition, the LHA have deemed the width and location of the proposed vehicle access and the proposed internal parking arrangement to be acceptable. Accordingly, it is not considered that the proposed development would have any unacceptable impact upon highway safety.
 

	Observations/Consideration of Matters Raised/Conclusion:

The provision of a replacement dwelling for the proposal site accords with Policies DMH3 and DMG2 of the Core Strategy.

The replacement dwelling would not unduly impact upon the amenity of any neighbouring residents and would sufficiently merge into the existing street scene on Moor Lane without harming the visual amenities of the area. 

Adequate vehicle parking could be accommodated within the application site and safe access to and from the dwelling is considered achievable subject to the clearance of existing vegetation.

Ecological constraints are present on site however it is considered that these could be effectively managed through the introduction of appropriate mitigation measures.

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


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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