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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed demolition of existing dwelling and garage and erection of replacement self-build dwelling and detached garage.

	Site Address/Location:
	6 Stubbins Lane, Sabden BB7 9EP


		

	CONSULTATIONS: 
	Parish/Town Council

	Sabden Parish Council has no objection to this proposal and is very supportive of the applicant for improving the site.  

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection subject to 3 parking spaces and the boundary wall being reduced to 1m.  any gates should be set back 5m from the carriageway appropriate conditions requiring a construction method statement and surface water.
 

	CONSULTATIONS: 
	Additional Representations.

	Two responses have been submitted.  

One in support which welcomes the redevelopment of the site which will improve the area.

One which raises concerns regarding work having commenced without planning permission and the hedge being removed. The proposed building will require adequate drainage for the slated roof.  The installation of a guttering system would overhang the boundary and encroach onto our land. The detached garage would need to be constructed away from the boundary.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMH3 – Dwellings in Open Countryside and AONB
Policy DME3 – Site and Species Protection and Conservation

National Planning Policy Framework (NPPF)


	Relevant Planning History:

2019/0725: Demolition of existing single-storey dwelling and construction of one new, two storey, three bedroom replacement dwelling – Approved.

2019/0235: Demolition of existing single-storey dwelling and construction of two new, two storey dwellings – Refused.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

Permission is sought for the replacement of an existing dwellinghouse and garage.

The site lies within the settlement of Sabden and within the Forest of Bowland National Landscape.

The site is accessed via an existing access road from Stubbins Lane.


	Proposed Development for which consent is sought:

Replacement of existing dwellinghouse and garage – self build.  The site slopes from north to south with a difference of 3.5m between either of the adjacent sites.

The existing dwelling measures 20m x 7.7.49m x 3m to eaves (4.7m to pitch). The replacement dwelling would measure 19.9m x 8.725m x 2.1m to eaves (6.105m to pitch).

The existing garage measured 6m x 8.2m x 2.4m to eaves plus a canopy link to the house that has been removed. The replacement garage would measure 6m x 6m x 2.4m to eaves (3.38m to pitch).

The development comprises of a living room, dining kitchen, utility, boot rooms a master bedroom suite and two further bedrooms and a bathroom.


	Principle of Development:

The principle of a dwellinghouse on this site has been established by the presence of an existing dwellinghouse on the site.


	Impact Upon Residential Amenity:

The replacement dwellinghouse would lie approximately 9.5m from the northern boundary and 12m from the boundary to the south, 6.95m to the eastern boundary and 3.55m to the west. A south facing terrace projects out approximately 5m to the south with steps down to the front garden.  Whilst there is a first-floor window on the southern elevation this serves the dining/kitchen of the ground floor accommodation which has a vaulted ceiling. No first-floor accommodation is proposed. 

No. 8 Stubbins Lane is sited 11.5m from the proposed northern elevation which has ground and first floor windows and a patio proposed, this is acceptable as the roof window does not serve any accommodation at first floor level.  Whilst this is close given the existing layout this would be acceptable subject to appropriate boundary treatments.

No. 4 Stubbins Lane is sited 12.5m to the south elevation on a lower ground level.  This property is a two-storey house with a gable elevation facing the site with a shared side boundary on the northern side. Given the higher land level and that both properties have garages on or close to the boundary separating both dwellings this would be acceptable.  It is understood that the hedge has been cut back and upon regrowth this would provide some softening to the boundary 
 
No 10 Alston Close lies 16m from the western gable elevation with two ground floor windows proposed this is acceptable given the distance and appropriate boundary treatments.

To the west is Littlemoor House which is residential home which lies 22m from the eastern elevation and would not be unduly impacted.

A detached double garage would replace the existing one to the north with a further parking spaces and tarmac access drive.  This garage would be sited on the boundary of No. 8 Stubbins Lane and would have a pitched roof at 3.38m high.  With the eaves height being no higher than the height of the previous garages flat roof this does not raise any undue concerns. 

The proposals would not result in any unacceptable harm to the visual appearance of the area nor would it result in harm the residential amenities of neighbouring occupiers in accordance with Policy DMG1 of the Core Strategy subject to appropriate conditions. 


	Visual Amenity/External Appearance:

The proposal does introduce windows to the gable facing onto the street which would not result in any overlooking due to distances and would create a more active frontage. The height of the gable would result in a significantly higher dwelling than existing, however, to the changes in the land levels of around 3m between the two adjacent residential properties this would not look out of keeping in the streetscene.

Materials proposed are natural stone to elevations with render and timber cladding to the gables.  The roof would be grey concrete tiles with the windows and doors in aluminium.

This proposal would result in a dwellinghouse not too dissimilar to the existing in terms of footprint and siting and although the height of the proposed dwelling would be increased in the streetscene, this is not so significant as to result in visual harm to the area and reflects that of the previously approved dwelling in 2019 and therefore accords with DMG1.


	Highways and Parking:

The number of proposed bedrooms is three which equates to three off-street parking spaces.  Three spaces are proposed on site with one in the garage and two adjacent on the driveway/access. This is acceptable.


	Drainage:

A drainage strategy as not been submitted, however, the replacement dwelling will connect to the combined sewer the same as existing with no known viable alternative in the vicinity.  


	Landscape/Ecology:

A Bat Report has been submitted in support of the application which concludes that the property has negligible roosting potential and no evidence that the building is used by nesting birds has been recorded.

The site is in a semi-rural position with surrounding habitat deciduous woodland, improved and semi improved grassland and tree cover with hedgerows on field boundaries. Connectivity is moderate with overall foraging potential low.

The report recommends the installation of a Greenwoods Ecohabitats Two Chamber Bat box or Kent Bat box within the site.  This can be controlled by an appropriate condition.

Trees on the site have been removed together with the hedgerow along the northern boundary. There is a sycamore tree on the neighbouring western boundary with no. 10 Alston Close which requires protection during the demolition and rebuild and this can be controlled by an appropriate condition. 

An appropriate landscaping scheme has been submitted which can be implemented in the next planting season after the development commences and this together with bat boxes, bird houses, bee baths, bug hotel and hedgehog houses has been offered by the applicant in mitigation for the proposed development on the site.

This can be controlled by appropriate conditions. 


	Other Matters:

As the application is proposed as a self-build dwelling in order to benefit from the mandatory BNG exemption rules, a legal agreement to secure this has been signed and submitted.

Trees and the hedge have been removed/cut back prior to the submission of the application. An appropriate landscaping scheme has been sought and submitted to address this loss and provide some softening of the development.

Whilst a third party objection letter raises concerns relating to an ongoing boundary dispute this is not material to the planning decision.   


	Observations/Consideration of Matters Raised/Conclusion:

As such and for the above reasons, 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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