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	Development Description:
	Proposed two storey, detached dwelling with integral garage, parking and landscaping, to include widening of existing vehicular access to the existing electricity substation to provide access to the new dwelling.

	Site Address/Location:
	Land opposite Rake Bottom, George Lane, Read BB12 7RD

		

	CONSULTATIONS: 
	Parish/Town Council

	Read Parish Council: No Response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	Initial response requested for further information particularly the provision of suitably scaled plans showing the necessary visibility splays from the proposed amended access.

Further responses raises an objection  because the applicant has not demonstrated that adequate visibility splays can be provided at the proposed access, as set out by the NPPF, which states that 'Development should only be prevented or refused on highways grounds if there would be an unacceptable impact on highway safety, or the residual cumulative impacts on the road network, following mitigation, would be severe, taking into account all reasonable future scenarios' (Paragraph 116).


	Electricity North West:

	No response.

	United Utilities:
	Standard advice and guidance on drainage which should be in accordance with national drainage hierarchy, as well potential for property, assets and infrastructure within the application site.

	

	Neighbour Notifications: 
	

	
Five responses received raising objections to the proposal on the following grounds:

· Traffic has increase and the junction with Dudley Hill is a difficult corner;
· There are several Copper Beech trees and a Blue Cedar on the site, and an old well;
· There is a lack of parking with large events at the Church and double parking by visitors;
· Drainage is another concern with flooding and high levels of surface water;
· The loss of trees would have a detrimental effect on local wildlife and would be an ecological and environmental tragedy;
· This new development does not accord with other homes in the area which are mainly old cottages of natural stone with some historic interest/features;
· This area of land remains of great amenity value and privacy from the houses opposite;
· The trees have a tree preservation order on them and must remain as a natural ecological site adding natural beauty for Read village and preserve wildlife; and
· The trees absorb surface water runoff from the steep slope, the felling of so many trees will impact the water table and natural drainage of the land, allowing more water into the already overburdened system with the added risk of this water flooding residents properties.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Ribble Valley Core Strategy:

Key Statement DS1: Development Strategy
Key Statement DS2: Sustainable Development
Key Statement HS1: Housing Provision
Key Statement H2: Housing Balance
Kay Statement H3: Affordable Housing
Key Statement DMI2: Transport Considerations
Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
Policy DME1:	Protecting Trees & Woodland
Policy DME2:	Landscape & Townscape Protection
Policy DME3:	Site and Species Protection and Conservation
Policy DME6:     Water Management
Policy DMH3:	Dwellings in the Open Countryside and AONB
Policy DMB5:     Footpaths and Bridleways

National Planning Policy Framework (NPPF)
National Planning Policy Guidance (NPPG)


	Relevant Planning History:

3/2019/1010 Outline Consent for one dwelling including access, landscaping and scale with appearance
and layout reserved – Refused 19th August, 2020.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates an area of land outside of the settlement boundary of Read on land designated as Open Countryside. The site is accessed off Whins Lane.

The site measures approximately 0.28 hectares slopes 40 to 45 degrees from north to south and is well treed, with a mixed woodland protected by Tree Preservation Order TPO 3/19/3/209 dated 2018 which covers the site.

At present there is a gated access which serves the electricity substation to the eastern part of the site.  This access is proposed to be widened to provide a joint vehicular access to serve the proposed house and the substation. Footpath 3-34-FP2 runs along the private road past the site immediately to the south.

The existing site boundaries consist of a dry stone wall to the southern boundary and post and wire fence to the northern boundary.

To the south of the site are Rake Bottom, Rake Bottom Cottage, Woodside Cottage, Edmondson Cottage and East Cottage whilst Dudley Hill House is located to the east.


	Proposed Development for which consent is sought:

The application seeks to erect a single dwellinghouse on three levels. The proposed dwelling would measure a total of 16m x 6m (plus 4.2m x 7.8m maximum) x 7.8m to eaves with a maximum height of 9.5m with a garage, sauna, jacuzzi and gym at ground level and a lounge, dining room and kitchen on the first floor and four ensuite bedrooms to the second floor. The front elevation would be coursed sandstone with two dormers in Oak upvc weatherboard, the rear and side elevations would smooth render in a colour to be agreed.  The roof is proposed to be Blue Grey Slate. Oak or cream upvc windows and Roc doors are also proposed together with pavioured hard standing.

2.3	Overall the proposed application proposes to erect a 2/3 storey split level, four-bedroom dwelling with a floor area of around 370sqm.    

Vehicular access would be provided off the existing track with an altered access to serve the new dwelling and the substation to the east of the site. Four car parking spaces within the site would be provided for the dwelling.    


	Principle of Development:

In terms of Core Strategy policies as the proposed development site falls outside of the Council’s defined settlement boundaries on land designated as open countryside. 

Key Statement DS1 seeks to locate the majority of new housing development within the strategic site and the principal settlements of Clitheroe, Longridge and Whalley. The hierarchy then focuses on Tier 1 Villages before considering Tier 2 Villages. Read & Simonstone is a Tier 1 Village.  In this case the site is over 600m outside of the settlement of Read & Simonstone within Open Countryside.

Policy DMG2 (Strategic Considerations) requires that development within the Tier 2 Villages and outside of the defined settlement areas must meet at least one of the following considerations:

1. The development should be essential to the local economy to social wellbeing of the area;
2. The development is needed for the purposes of forestry or agriculture;
3. The development is for local needs housing which meets an identified need and is secured as such;
4. The development is for small scale tourism or recreational development appropriate to a rural area;
5. The development is for small-scale uses appropriate to a rural area where a local need or benefit can be demonstrated;
6. The development is compatible with the enterprise zone designation. 
The proposal is not essential to the local economy or social well-being of the area nor is it development for local needs housing which meets an identified need. It cannot be considered a small-scale use appropriate to a rural area where a local need or benefit can be demonstrated. 

Policy DMH3 relates specifically to dwellings within the open countryside and AONB and limits residential development to:

· Development essential for the purposes of agriculture or residential development which meets an identified local need.
· Appropriate conversion of buildings to dwellings provided they are suitably located and their form and general design are in keeping with their surroundings, structurally sound and capable of conversion.
· The rebuilding or replacement of existing dwellings.
· The creation of permanent dwelling by removal of any condition that restricts the occupation to tourism/holiday use will be refused on the basis of unsustainability.

This proposal does not meet any of the above criteria.

Therefore the principle of a new build residential dwelling in this open countryside location would be contrary to Key Statement DS1 and policies DMG2 and DMH3.


	Impact Upon Residential Amenity:

The nearest properties are Rake Bottom (21m), Rake Bottom Cottage (30m), Woodside Cottage (40m), Edmondson Cottage (35m) and adjoining East Cottage (40m) whilst Dudley Hill House (65m) to the east.

The proposed dwelling would be located approximately 20.4m from the northern elevation (front) of the nearest neighbouring residential property, Rakes Bottom, this is a close relationship which would be further affected by changes in land levels and the proposed dwelling height of 9.447m and two/three storey design.  There are a number of openings proposed in the southern fenestration within the southern (front) elevation of the proposed dwellinghouse which would be likely to result in an imposing form of development and have an overbearing impact when viewed from Rake Bottom and would adversely  impact on the outlook and amenity of this property.  

No details of the finished floor levels of the proposed building have been submitted but informed by the submitted sections, layout plans and floor plans, it is clear that changes to the land levels are proposed in order to accommodate the dwelling with gabions shown to the rear (north) and side (west) elevations. The ground floor level of the proposed dwelling would be above that of the ground floor levels of the nearby residential properties.  Rake Bottom is 5.42m high with the proposed dwelling 9.447m high, therefore the proposed dwelling would be approximately 4m higher than Rake Bottom.  Whilst there is a set back of around 15.655m into the site from the frontage of Rake Bottom which would lessen this impact to some degree, the height and bulk of the dwelling together with the lack of screening would result in a large, dominant property on this higher, prominent site to the detriment of residential amenity.

The road level is 99.71 with the site 102.15 resulting in the ground floor being set at 2.8m above road level, first floor 5.4m and second floor at 8m.

There is a garage, sauna, gym and jacuzzi indicated at ground floor with a large open planned room which is not annotated which has large patio/sliding doors to the south elevation.  These would be screened to some extent by the 1.8 stone boundary wall to that frontage.  There is also a concrete staircase which serves the first floor on this elevation which would afford views of Rake Bottom above the 1.8m boundary wall.

At first floor there is a dining room, lounge and kitchen with large windows serving the habitable rooms sited on the north elevation. Whilst the lounge window is set back approximately 3.8m further into the site, the two windows serving the dining room would be approximately 21m distant from the front elevation of Rake Bottom sited at a higher level of 7.64m.  

At second floor there are four bedrooms with ensuite bathrooms all of which have large, glazed windows sited on the southern elevations. Albeit two of these (bedrooms 3 and 4) have baths sited within the dormer window projections and therefor are likely to have obscured glazing this would need to be controlled by an appropriate condition in order to retain privacy for neighbouring properties sited opposite.  It is acknowledged that this element of the site is set further back by approximately 2.5m, nevertheless the differences in levels would increase the potential for overlooking.  Bedrooms 1 and 2 are set back approximately 3.8m, again the height of this floor level above that of the nearby properties raises concerns of potential overlooking and loss of privacy. The overall height of the dwelling on this raised site would introduce a large, overbearing built form when viewed from the much smaller-scaled cottages opposite.   
 
With land levels ranging from 2.44m to 7m across the site from the southern to the northern part this would result in the proposed dwelling being sited on a land level over 2.5m above that of existing dwellings on the southern frontage.  This would result in a more impactful form of development in terms of loss of privacy with the potential for overlooking from the first-floor windows in the southern (front) elevation of the proposed first floor and second floor habitable windows to the front elevation of Rakes Bottom.  Rake Bottom abuts the highway with no screening/buffer and therefore even with appropriate boundary treatments to the proposed house this could not be satisfactorily addressed and would result in a detrimental impact on the outlook and residential amenity of Rake Bottom contrary to Policy DMG1 of the Ribble Valley Core Strategy.
 

	Visual Amenity/External Appearance:

As mentioned above the site is clearly visible from public vantage points including the public footpath which runs along the highway to the southern edge of the site with the proposed building sited within an existing wooded area of protected trees which would need to be substantially cleared in order to facilitate this development, thus resulting in a high visual impact on the locality. 

The proposed dwellinghouse would be located within 21m of the nearest dwelling (Rake Bottom) to the south and 66m (approx.) from Dudley Hill House to the East. The proposed dwelling would be accessed via an altered access off Whins Lane which would also serve the adjacent substation. 

The introduction of a large detached 2/3 storey building in this woodland would result in a complete
change of character and appearance to this woodland area to the detriment of this open countryside
setting and introduce an incongruous form of development together with the substantial loss of mature,
protected trees. 

The Design and Access Statement states the site is well-enclosed, set in private and mainly wooded
grounds. 

The application proposes a split level 2/3 storey dwellinghouse of a contemporary and modern design. The proposed dwellinghouse contains high levels of glazing with mainly larger sized windows which together with large areas of render is considered to be significantly at odds with the traditional character and appearance of adjacent properties and would result in an inappropriate form of development.

Existing residential properties on the southern side of the highway are older, stone built traditional two storey cottages with low eaves, whilst this proposal seeks to erect a modern 2/3 storey development.  on a steep sloping site resulting in a split-level design and an overall height of 11.88m above the road level, engineering an overly prominent built form within the site.

The proposed design lacks any elevational language that would tie in with the existing, older properties
in this immediate setting with the large expanse of built form and large expanses of glass result in an 
inappropriate form of development for this location, highly visible from the public right of way (3-34-FP2)
which is well used.  As the proposed dwelling would be sited on higher ground this would result in a
large, modern and contemporary building lacking any architectural features being visually detrimental to
the traditional character of the area resulting in an adverse impact when viewed from public vantage
points.  

The area proposed to site the dwelling house provides a high amenity, wooded, landscape which provides a visual respite from adjacent development and built form. 

Boundary treatments include an existing 1.8m high stone wall to the frontage with gabions between 2m and 4m approximately preceding and existing rear boundary fence approximately 2.5m high on land around 7m higher than the road level at the rear (northern side) of the site boundary.

In consideration of the above, the scale/size and modern design of the proposed dwelling would result in harm to the traditional character and appearance of the area which is contrary to Policies DMG1 and DMG2 of the Ribble Valley Core Strategy.


	Highways and Parking:

The proposed dwelling would be accessed via an altered vehicular access created for the substation off Whins Lane that runs to the north. Four parking spaces are proposed with one with the covered entrance/garage area and three to the frontage of the dwelling.

Inadequate information has been submitted with regards to parking and manoeuvring and visibility splays required to be achieved.  An objection from LCC Highways on the basis of sub-standard visibility splays has been submitted. 

LCC Highways has also commented that there is insufficient space provided for the safe parking and manoeuvring of vehicles within the proposed residential curtilage and therefore the proposal raises concerns with regard to highway safety.

The site access would require tie-in details with the carriageway edge on Whins Lane to the specification of the Local Highway Authority. There is a telegraph pole located outside of the existing access which has not been shown on the submitted plans. This would need to be relocated at the developers’ expense and may also affect visibility splays.

Whins Lane is subject to a maximum speed limit of 30mph at the application site with a minimum stopping sight distance of 43m in both directions. The submitted plans refer to 60m visibility splays but the splay lines and measurements have not been adequately shown and it would appear that adjacent land is higher than 1m and therefore the required visibility splays are unlikely to be able to be provided within land controlled by the applicant. The existing stone wall would also need to be reduced in order for the visibility splay to the West to be able to be achieved.  It is noted that no alterations to this boundary wall are proposed.

Due to the rural nature of Whins Lane and the site's location near the junction with George Lane traffic may be travelling below the maximum speed limit and therefore a shorter Stopping Sight Distance may be accepted.  However, this would need to be supported through data obtained by an automated seven day survey carried out at an appropriate time of year, with prevailing weather conditions noted, to establish 85th percentile speeds.

As the proposed development would lead to the intensification in use of the site the highway authority objects to the proposal as insufficient information has been provided to demonstrate that the necessary visibility splays can be provided at the site access.   

Three adequately sized car parking spaces should be provided within the site with the internal dimensions for the garage of 6m x 3m.  The parking layout should enable vehicles to enter and leave the site in forward gear. 

The application form states that a total of six spaces are proposed including spaces to be retained.  The submitted plan indicate four spaces within the site.

Whilst the proposed integral single garage is considered adequately sized internally to provide one car parking space and could also provide secure cycle storage and an electric vehicle charging point, there is insufficient area in front of the garage to allow a vehicle to manoeuvre to or from the garage.  Therefore, this space should not be counted towards the off-road parking provision. 

A further three car parking spaces are shown on the proposed ground floor plan.  Whilst these are adequately sized to be considered as parking provision.  However, the constrained site layout would require multiple internal manoeuvres, which could lead to vehicles reversing to or from the highway or being parked on Whins Lane, both of which raise highway safety concerns. 

Given the proximity of the site access with George Lane and that this is a previously undeveloped site, a construction method statement including site plan, would need to be submitted demonstrating that the development would not result in a detrimental impact on the surrounding highway network and residents

The proposed development as submitted, therefore raises highway safety concerns due to the provision of insufficient visibility splays contrary to Para 115 of the National Planning Policy Framework.   
 
The inadequate visibility splays on Whins Lane are likely to lead to an unacceptable conflict between those emerging from the private access and highway users travelling along Whins Lane which could result an unacceptable impact on highway safety contrary to Policy DMI2 and DMG3 of the Ribble Valley Core Strategy.


	Drainage:

The site is not within a Flood Risk area.  Limited details of proposed drainage have been provided with the form indicating Sustainable drainage system and soakaway for surface water and mains sewer for foul.
This can be dealt with by an appropriate condition requiring details to be provided.


	Landscape/Ecology:

Despite the site incorporating a Tree Preservation Order the application has not been accompanied by an Arboricultural Report which sets out the conditions and constraints of the trees on the site, therefore a full Impact Assessment which categorises all the trees on site has not been submitted for assessment.

A Tree Constraints Plan has been submitted which colour codes the variety of trees on the site. It is a preliminary assessment based on a site visit and the documents provided.  It does not indicate the extent of the proposed development or buildings and is intended to inform the design and site layout on retained trees on the site.

A plan titled “trees to be felled” has also been submitted this plan is labelled as Tree Constraints Plan indicates trees proposal for removal.  However, again the plan does not indicate the extent of the proposed development or buildings and therefore it is not clear that this plan has been informed by this proposal.  

Both of these plans have been submitted in isolation without the benefit of the full report to inform the decision-making process therefore little weight can be attached to these.  

The proposed site plan submitted shows a much greater number of trees to be removed from the site to accommodate the proposed development. 

The trees on the land of the proposed development site are part of the local landscape character and make a significant contribution to the wider land being of collective visual amenity value and seek to maintain the amenity value of this group of trees as part of the character of the area.

Based on the lack of information submitted and taking into account the substantial loss of protected trees then the proposal would result in an adverse impact on the protected trees and fails to accord with policies DME1 and DME2 of the Ribble Valley Core Strategy. 

The desk study data obtained by Pennine Ecological identified the following within the search area for the site.

There are two statutory protected sited within 2km of the site the Forest of Bowland Natural Landscape (350m to the north) and Cock Wood Gorge SSSI (1.6km southwest) – no adverse impacts would result from the proposal.

The site lies within the SSSI Impact Risk Zone for the Cock Wood gorge and Light Clough SSSI (2.7km north), however, there is no ecological connectivity between the sites and the proposal does not meet any of the IRZ requirements so further consultation with Natural England has not been considered necessary. 

The electricity substation on the eastern part of the site has moderate potential to support roosting bats but as this building will remain and should not be unduly impacted by the proposal an internal survey is not considered to be necessary.

No trees were recorded as suitable for bat roosts. No setts, paths, footprints or guard hairs from badgers were recorded on the site.

The woodland is optimal for bird nesting habitat with a rookery recorded on site with species recorded using the woodland included bullfinch, greenfinch, nuthatch, wren, blue tit and blackbird with more species using during the bird nesting season.

The deciduous woodland immediately to the southeast of the site is a Habitat of Principal Importance and appropriate pollution prevention measures will be adhered to including dampening areas in dry periods, using covered wagons and skips and road sweepers.  It is not considered that the proposal is of such as scale as to result in any undue impacts.

Contamination is present on the site from non-native invasive species and therefore appropriate controls would need to be in place to ensure eradication and prevention of spread across and off site.  This can be controlled by an appropriate condition.

The report recommends that no vegetation should be removed during bird breeding season unless checked by an experience ecologist immediately prior to clearance.  Improved nesting opportunities can be provided by erecting nesting boxes on proposed buildings whilst bats could be accommodated in integrated bat boxes, ridge or soffit access boxes or externally fitted boxes.  This could be controlled by an appropriate condition.

External lighting should be low level, low intensity and directed away from boundaries.  This could be controlled by an appropriate condition.

Taking into account the lack of information submitted on the protected trees on the site the proposal fails to demonstrate that the proposed development can be satisfactorily accommodated within the site with any appropriate mitigation measure and therefore the proposal is contrary to Policies DME1 and DME2 of the Ribble Valley Core Strategy 2008 – 2028.

Biodiversity Net Gain

With regards to Biodiversity Net Gain the site supports an area of mature mixed woodland. The proposals will result in the direct loss of trees, and potential indirect impacts on other trees which may be subject to pressure resulting from the planned future use of the site. I would agree with the comments made in the Preliminary Ecological Appraisal Report prepared by Pennine Ecological (August 2024) that –

“The woodland is optimal bird nesting habitat with a rookery being recorded at grid reference SD7629434956. No other evidence of breeding bird was recorded however, it is highly likely that birds will use the woodland for breeding. Species recorded using the woodland during the survey included bullfinch, greenfinch, nuthatch, wren, blue tit and blackbird although there is certainly more species that would use the woodland throughout the bird nesting season”.

And

“The proposals for a new dwelling will inevitably lead to a loss of woodland habitat which is likely to be an important resource for numerous other species including bats, birds and invertebrates”

As submitted the proposal does not provide any compensation for the loss of trees and woodland. This is contrary to Para. 180 of the NPPF which states that development should ‘minimise impacts on and providing net gains for biodiversity’ and contrary to Policies DME1 and DME3 of the Local Plan. The Environment Act 2021 requires new development to achieve at least a 10% gain in biodiversity as measured using a statutory biodiversity metric, unless the development is exempt. 

No exemption statement has been provided within the submission, and therefore the proposal is subject to the BNG requirement. 

The applicant has failed to provide information concerning how the tree and woodland losses would be compensated, and how a biodiversity gain is to be achieved.  

As a Biodiversity Metric has failed to be provided, the proposal therefore fails to accord with the Environment Act 2021 with regards to providing 10% Biodiversity Net Gain and Policies DME1 and DME3 of the Ribble Valley Core Strategy 2008 – 2028.

The proposal also fails to consider the significant impact of the development on protected trees contrary to Policies DME1 and DEM3 of the Ribble Valley Core Strategy 2008 – 2028.


	Observations/Consideration of Matters Raised/Conclusion:

In summary, the principle of erection of a dwellinghouse on this site would not be acceptable in principle in terms of its setting outside of any defined settlement.

The proposal would result in a significant loss of protected trees to accommodate the built form resulting in a detrimental impact on the character and visual amenity of the area.

The proposed scale and size of the proposed dwellinghouse and modern design would result in unacceptable harm to the character and appearance of the area.

The proposed development would have an adverse impact on nearby residential development to the south. 

The proposal has failed to demonstrate adequate visibility splays and therefore the development is deemed to have an unacceptable impact on highway safety.

The applicant has failed to demonstrate that appropriate compensation and that biodiversity net gain can be achieved in terms of tree and woodland losses within the site.

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


	RECOMMENDATION:
	

	That planning consent be refused for the following reasons:

	01:
	The proposal would lead to the creation of a new residential dwelling within designated open countryside, outside of a defined settlement, without sufficient justification insofar that it has not been adequately demonstrated that the proposal would meet any of the exception criteria including meeting a local housing need or providing regeneration benefits. The proposal therefore fails to accord with Key Statement DS1 and DS2 and policies DMG2 and DMH3 of the Ribble Valley Core Strategy 2008 – 2028. 


	02:
	The proposal would result in a large, dominant structure sited within protected woodland (TPO no. 3/19/3/209) and would result in a substantial loss of trees to accommodate the proposed dwellinghouse and subsequent changes in land levels and built form resulting in an adverse impact on the protected trees. This is contrary to Policies DME1 and DME2 of the Ribble Valley Core Strategy 2008 – 2028.


	03:
	The proposal would result in a large, dominant, dwellinghouse sited on land much higher than, and in close proximity to, existing residential properties, resulting in an unacceptable impact on the residential amenity of neighbouring dwellings sited opposite (to the south) known as Rake Bottom. This is contrary to Policy DMG1 of the Ribble Valley Core Strategy 2008 – 2028.


	04:
	The proposal would result in a large, dominant structure sited on higher land in a prominent location, and of a design which fails to be sympathetic to its immediate surroundings, resulting in an adverse impact on the character and visual amenities of the area. This is contrary to Policies DMG1 and DMG2 of the Ribble Valley Core Strategy 2008 – 2028.


	05:
	The application has failed to demonstrate that a safe and suitable access can be provided to serve the proposed dwellinghouse, contrary to Key Statement DM12 and Policies DMG1 and DMG3 and of the Ribble Valley Core Strategy 2008 – 2028 and Paragraph 115 of the National Planning Policy Framework.


	06:
	The applicant has failed to demonstrate that the development would deliver the mandatory biodiversity net gain requirement, in terms of tree/woodland losses, impact on ecology within the site and any appropriate compensation being achieved, contrary to the Environment Act 2021, Policies DME1 and DME3 of the Ribble Valley Core Strategy 2008 – 2028 and Paragraph 180 of the National Planning Policy Framework.
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