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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed single storey extension to side, alterations to fenestration, new detached garage subsequent to demolition of existing lean-to extension and detached garages. Resubmission of 3/2022/0220. 

	Site Address/Location:
	Moor Hey House, Stoneygate Lane, Ribchester, PR3 2XE

		

	CONSULTATIONS: 
	Parish/Town Council

	A consultation response from Ribchester Parish Council was received 18th November 2023. The Parish Council has no objections to the application. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to the imposition of conditions. 

	LCC Archaeology: 
	Proposal only likely to affect a poorly preserved and short stretch of a former Roman road and therefore it is not considered reasonable or necessary for any archaeological investigation.

	

	CONSULTATIONS: 
	Additional Representations.

	No representations received. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement EN2:	Landscape
Key Statement DMI2:	Transport Considerations

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
Policy DME3:     Site and Species Protection and Conservation

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2022/0220: Proposed two-storey rear and side flat-roof extensions with internal remodelling, in addition to a proposed detached sunken double garage, following the demolition of existing outbuildings (Refused). 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site is comprised of a detached two-storey dwelling, accessed via a track off Stoneygate Lane. The property comprises of red facing brickwork, slate roof tiles and white uPVC windows and benefits from a small driveway to the front of the property, substantial garden area to the rear, and 2no. detached outbuildings which are proposed for demolition. The site to which the application relates is located within the open countryside, approximately 3km east of the defined settlement area of Longridge, and the National Landscape (formally known as the Forest of Bowland Area of Outstanding Natural Beauty). The surrounding area is predominately rural in character, largely consisting of open agricultural fields and small clusters of residential properties and farmsteads. 


	Proposed Development for which consent is sought:

Consent is sought for a proposed single storey side extension, alterations to fenestration and new detached garage following the demolition of the existing lean-to extension and detached outbuilding. 

The proposed side extension would project approximately 5.2m beyond the western facing side elevation of the application property, extending a depth of 7.9m. A flat roof form would be incorporated which would have a maximum height of 4.1m above ground level. To the front elevation of the proposed development, a glazed entrance porch would be featured along with a glazed panel, whilst to the western facing side elevation 2no. full length windows would be included along with a glazed personnel door. To the rear elevation of the proposal, 2no. additional windows would be featured. 

The proposed double garage would measure 6.5m by 6.8m and would feature a flat roof form measuring a maximum of 3.5m above ground level. To the front elevation a garage door would be incorporated whilst to the eastern side elevation a single personnel door would be included, along with 1no. window to the rear. The existing area of hardstanding to the front of the property would also be extended to the west in order to provide vehicular access to the proposed garage. 

In regard to materiality, the proposed development would be finished in light grey facing brickwork, timber cladding and black aluminium windows. As part of the overall proposal, elements of timber cladding would also be incorporated to the rear and eastern side elevation of the main property, whilst the existing white uPVC window frames would be replaced with black aluminium throughout. 


	Principle of Development:

The proposal relates to a domestic extension and alterations to an existing residential property and is therefore acceptable in principle subject to an assessment of the material planning considerations. 

The proposal site is also located within the National Landscape and therefore consideration will also be given towards the impact of the proposed development upon the visual amenity of the surrounding landscape. 


	Impact Upon Residential Amenity:

The proposed development would be situated approximately 70m to the east of the nearest neighbouring dwelling at Moor Hey Cottage. As such, the proposal would not result in any undue harm upon the amenities of any existing nearby residents. 


	Visual Amenity/External Appearance:

The application site lies within the National Landscape. With regards to development in the NL, Key Statement EN2 of the Ribble Valley Borough Council Core Strategy states that ‘the Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, features, and building materials.’

The original built form of the application property comprises a red brick based dwellinghouse with a hipped roof form. The proposed single storey side extension would be set back from the principal elevation of the application property and of a size and scale that is considered appropriate in relation to the primary dwellinghouse. The extension would therefore not appear an overbearing or overtly dominant addition to the existing built form in this respect. In addition to this, the detached garage is considered to be appropriate with regards to its size, massing, and siting. 

Although it is acknowledged that the proposed development would incorporate an architectural style and elevational language that would contrast the existing property, this would result in the proposal clearly reading as a later addition to the principle dwellinghouse. Furthermore, whilst the proposal would introduce new materials to the property, the proposed facing brickwork would reflect the external facing materials of the host property, whilst the contrasting colour would enhance the visual definition between the original built-form and later additions. 

The proposed works would also not take a visually prominent position within the wider landscape, being set back from the adjacent access track, and largely screened from view by the surrounding trees and vegetation.

In view of the above, it is not considered that the proposed development would be unduly harmful to the existing visual amenity of the application property, nor is it anticipated that the works proposed would be significantly detrimental to the visual amenities of the surrounding National Landscape to a degree that would warrant the refusal to grant planning permission. 


	Highways and Parking:

Lancashire County Council Highways have been consulted in relation to the proposed development and raised no objections. The site will continue to utilise a private, unadopted access track located off Stoneygate Lane which serves numerous dwellings and a public footpath. The access to the dwelling will remain the same, as will the number of bedrooms at the site. Two driveway spaces and a double garage are proposed which complies with the Local Highway Authority’s parking guidance and there is space to turn and exit in a forward gear. It is therefore not considered that the proposed development would have a significant impact upon highway safety, capacity, or amenity in the immediate vicinity of the site. The proposal is therefore acceptable in regard to highway safety and parking subject to an appropriate condition being attached to the accompanying decision notice. 


	Landscape/Ecology:

The application was accompanied by a Preliminary Roost Assessment to survey for the presence of bats or bat roosts. Comments to support the planning application from Ecology Services have also been provided, dated 8th November 2023. 

The report concludes that evidence of roosting bats has been found and two common pipistrelle access points have been confirmed, one at the soffit to the left of the window above the entrance door and one from a ridge tile located on the hipped roof section of the southern roof. Brown long-eared bats were not found to be roosting within the building during the surveys completed but internal evidence indicates previous use of the building by this species. 

The roosts identified are considered to be non-breeding day roosts used during the summer period. One roost access point has been found to be used on a regular basis and this access point will be maintained in its existing location. The second roost was found to be used on an infrequent basis and will be destroyed due to the proposed development. A Natural England Mitigation Licence will therefore be required to legally permit works to commence. 

In order for the Natural England Licence to be granted, Natural England requires three 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 licence being granted and apply the three tests. 

In terms of the first test, the overall proposal includes the demolition of the existing extension/ outrigger to the western elevation of the property. This existing structure is in poor condition and there are concerns in relation to the long-term structural integrity of the building on this elevation. The foundations of the existing extension have become exposed and there are also issues in relation to damp, weak and crumbling mortar joints, and spalling brickwork. The walls do not have cavity insulation, and this has had a detrimental impact on the internal environment of the dwelling which is evident in the interior by virtue of significant damp and mildew on the walls and ceiling. The proposed replacement of this existing structure would therefore prevent further deterioration of the dwellinghouse and help secure its long-term future which in turn would be in the public interest. 

In terms of the second test, remedial works to the existing structure would still interfere with the bat roost and leaving it in its existing form would fail to safeguard the longevity of the property. In addition to this, the original application (3/2022/0220) proposed a two-storey extension to both the western and southern elevation of the property, which would have resulted in the destruction of one roost location and the access point to a second roost location. The re-submitted scheme has been reduced to a single storey addition to the western elevation, reducing the adverse impact upon bat species roosting at the site. 

The final test is an ecological one, which the accompanying report states can be met as appropriate compensation/ mitigation is possible.

Accordingly, the proposed development would meet the requirements of all three tests and as such, there is considered to be a reasonable prospect that Natural England would grant a license for the proposed development. The acquisition of a Natural England License and incorporation of the additional compensatory measures referred to within the report have been secured by way of appropriate planning conditions. 

The site also contains suitable breeding bird habitat and an active robin’s nest was observed within Building C, which is proposed for demolition, during the initial preliminary roost assessment. As such, no work should be undertaken during the bird breeding season (March – August inclusive) unless a bird nesting survey confirming the absence of nesting birds, has been submitted to and approved in writing by the Local Planning Authority. Details of the provision of artificial bird nesting boxes shall also be submitted to and approved in writing by the Local Planning Authority prior to the commencement of development. 

An Arboricultural report has also been submitted, dated 16th December 2023. The proposed development has the potential to affect trees to the frontage and front western boundary of the site. One tree (T4) is proposed for removal in order to facilitate the proposed detached garage and driveway; however, T4 is a category C tree and can be easily replaced within the extensive garden area. A number of other removals are also detailed within the tree schedule; however, these are due to poor tree condition and are not connected with the proposal. A condition has therefore been attached to the decision notice, requiring replacement planting for all trees removed, details of which shall be submitted to and approved in writing by the Local Planning Authority. 

In regard to retained trees, the proposed extension and garage would have little or no impact subject to the erection of protective measures prior to construction, as defined within the Tree Protection Plan. This has been secured by way of a planning condition. Adequate space is also available on the existing surfaces within the site for storage and mixing purposes and will not impact on the retained trees. 

There are a number of trees situated to the west of the proposed development, however these will not be affected by the proposal as they are separated by the stream and deep stream bed. The Root Protection Area of these trees is therefore limited, with T2 and T3 being the principal trees in the area adjacent the development affected in this manner. 

However, the proposed re-surfacing and extension of the existing hardstanding to the front of the property is partly within the Root Protection Area of T1 and as such, a no dig method of construction will be required. The submission of an Arboricultural Method Statement prior to the commencement of any development on site, including details of a no dig method of construction for the re-surfacing and extension of the driveway, has been secured via an appropriately worded planning condition. 


	Observations/Consideration of Matters Raised/Conclusion:

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


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