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	Development Description:
	Proposed demolition of existing bungalow and erection of a two-storey dwelling with garage and granny annexe. Alterations to existing access and associated external works.

	Site Address/Location:
	Hawthorn Bungalow, Rimington Lane, Rimington, BB7 4DP.

	

	CONSULTATIONS: 
	Parish/Town Council

	Rimington and Middop Parish Council:
	Consulted 18/9 – no response.

	

	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.

	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
Key Statement EN2: Landscape
Key Statement DMI2: Transport Considerations
Policy DMG1: General Considerations 
Policy DMG2: Strategic Considerations
Policy DMG3: Transport And Mobility
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:

3/2021/0341:
Proposed demolition of existing dwelling and erection of a two storey dwelling with garage and granny annexe. Alterations to existing access and associated external works. Installation of new sewage treatment plant and land soakaway (Approved)

3/2013/0795:
Renewal of Planning Permission 3/2010/0521 for the erection of a replacement dwelling (Approved)

3/2010/0521:
Replacement dwelling (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached true bungalow property located on the Western edge of Rimington. The application property was observed to have been demolished upon the case officer’s recent site visit however the former bungalow property comprised an ‘L’ shaped footprint topped with a gabled roof detailed in concrete tiles with rendered / stone elevations and white UPVC windows and doors. The North-eastern elevation of the former dwelling was previously adjoined by an integral garage component. Access to the application site is from Rimington Lane with the former property’s residential curtilage comprising sizeable front and rear garden elements. The application site is located within a semi-rural setting with the nearest substantial built form lying approximately 150 metres away to the East within the defined settlement area of Rimington. 


	Proposed Development for which consent is sought:

Consent is sought for the demolition of an existing bungalow property and for the construction of a replacement two storey dwelling including an integral garage and annex component. Access to the replacement dwelling would be from Rimington Lane with the site’s existing vehicle access to be relocated towards the North-eastern corner of the site. Additional landscaping is proposed in the form of tree and native hedgerow planting.


	Principle of development:

The application property is situated outside of the defined settlement area of Rimington 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 was last in use as a residential property prior to demolition. In addition, it is not considered that there would be any adverse impacts upon the surrounding landscape from the proposed development and no extension of the site’s existing curtilage is proposed. As such, the proposal satisfies the requirements of Policy DMH3 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 replacement dwelling proposed would be located approximately 130 metres away from the nearest neighbouring property therefore it is not anticipated that the proposed development would be harmful to the amenity of any neighbouring residents.


	Visual Amenity:

The proposed dwelling and its attached garage / annex component would exceed the footprint of the former bungalow property by a considerable measure and as such would be a sizeable addition to the site. Notwithstanding this, the former property comprises a generously sized curtilage area that could comfortably accommodate the development proposed. In addition, analysis shows that the proposed dwelling and its attached garage / annex component would comprise an almost identical footprint to the development previously approved under planning application 3/2021/0341 with the height of the proposed dwelling remaining unchanged from the previous consent. As such, it is not considered that the proposed dwelling and its attached garage / annex component would be materially larger than the previous consent which is an extant planning permission and realistic fall-back position. 

The adjoining double garage element of the dwelling would be set forward of the dwelling’s front elevation however its eaves and roof pitch would be set well below the eaves and roof pitch of the host dwelling therefore the garage component would clearly read as a subservient addition to its parent building. In addition, the glazed link element proposed would provide a discernible degree of separation between the dwelling and garage so as to further reinforce the hierarchical relationship between the two structures. The proposed annex component would be considerably lower in height and set back from the property’s principal elevation with its flat roof symmetrically aligned with the first floor level of the host property. The annex component would therefore read as equally subservient to the host property. 

The dwelling proposed would be predominantly detailed in traditional features including natural slate, ashlar and random coursed stone and timber doors, all of which would be in keeping with the vernacular of dwellings the locality with the replacement dwelling being a visual enhancement on the somewhat dated former 1970s bungalow property. The dwelling would incorporate some modern materials and large extents of glazing however these features would be predominantly located on the less prominent rear profile of the dwelling with the proposed vertical cladding ensuring a proportionate solid to void ratio between the extents of glazing and rear elevation of the dwelling. 

The application site occupies a prominent roadside plot and as such would be visible in the public realm, particularly on approach to Rimington from the West, however built form has existed on the site since the 1970s and both the proposed dwelling and attached garage would be set back from Rimington Lane with new tree and hedge planting providing a sufficient level of screening to the dwelling and garage and site as a whole. 

Taking account of the above, it is not considered that the proposed development would be harmful to the visual amenities of the immediate or wider area, particularly when taking account of the previous extant consent. 


	Landscape / Ecology:

Bat surveys carried out at the application site on 3/8/23 and 4/8/23 observed minimal foraging activity within the front garden of the application site however no bats were observed within or emerging from the former bungalow property. As stated previously, the application property was observed to have been demolished upon the case officer’s recent site visit however the former property was deemed to hold negligible roost potential for bats within the aforementioned bat survey. Previous survey work carried out in 2020 and 2013 corroborates these findings. In addition, the submitted bat survey indicates that construction of the replacement dwelling would not impact or break any potential forage or commute routes for bats. The submitted ecology report includes a method statement comprising numerous working practices and compensatory measures to be adhered to and incorporated as part of the proposed development. Adherence with the above methodology and suggested compensatory measures has been secured by way of a planning condition.

An Arboricultural Impact Assessment has been submitted in support of the application which indicates the removal of hedges however these are low value hedges and their loss would be mitigated through the proposed native hedgerow planting therefore their removal is considered to be acceptable. The relocated driveway access proposed for the site would encroach into the root protection area (RPA) of a silver birch tree however the RPA of the affected tree is to be safeguarded by way of a construction exclusion zone (CEZ) with a Cellular Confinement System to be utilised to construct the proposed driveway in order to avoid compromising the RPA of the affected tree. The submitted Arboricultural Impact Assessment has been reviewed by the Council’s Countryside Officer who has raised no issues with the works and methodologies proposed. No other ecological constraints were identified in relation to the proposal.


	Highways and Parking:

LCC Highways have reviewed the proposal and have raised no issues with the proposed development with respect to parking, access, visibility splays or general highway safety. The LHA have made a request for conditions to be imposed with respect to access, parking and turning facilities and visibility splays in line with their previous recommendations from approved planning application 3/2021/0341. Notwithstanding this, it is not considered that the proposed development would have any undue impact upon the surrounding highway network.


	Observations/Consideration of Matters Raised/Conclusion:

The provision of a replacement dwelling for the proposal site accords with Policy DMH3 of the Core Strategy, with the principle of the proposed development having been previously established through historic planning consents.

The replacement dwelling would not unduly impact upon the amenity of any neighbouring residents and would sufficiently integrate into the application site without harming the visual amenities of the immediate area or wider landscape. 

Adequate vehicle parking could be accommodated within the application site and safe access to and from the dwelling is considered achievable subject to maintenance of the site’s visibility splays. 

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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