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	3/2024/0945
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	Date Inspected:
	05/02/2025
	

	Officer:
	KH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Woodfield, Ribchester Road, Langho BB6 8AL

	Site Address/Location:
	Proposed demolition of existing bungalow and garage and erection of a two-storey dwellinghouse.

		

	CONSULTATIONS: 
	Parish/Town Council

	Salesbury Parish Council – No objection.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections subject to conditions relating to site access, parking and turning areas, boundary walls, wheel washing and storage of buildings materials.  

	

	CONSULTATIONS: 
	Additional Representations.

	United Utilities:
	It is the applicant’s responsibility to investigate the existence of any pipelines that might cross or impact the site and demonstrate the exact relationship between UU’s assets and the proposed development.

	Third Party Responses: No responses received.


	[bookmark: _Hlk42509783]

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy 
Key Statement DS2 – Sustainable Development
Key Statement EN3 – Sustainable Development and Climate Change
Key Statement EN4 – Biodiversity and Geodiversity

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DME3 – Site and Species Protection and Conservation

National Planning Policy Framework


	Relevant Planning History:

2017/1210 – Replacement dwelling – Approved.

2001/0417 –Rear extension to form utility room and reroof property – Approved 

1999/0423 – Demolish existing concrete garage. Replace with new brick garage – Approved.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached bungalow located within Open Countryside.  Apart from a residential property sited more than 100m away to the west, the site bounded by wooded areas and open fields and Ribchester Road running along the southern boundary.  

There are public footpaths some distance away to the west which are not affected by the proposal.


	Description of Proposed Development:

Consent is sought to demolish the existing bungalow and garage and erect a replacement two storey dwellinghouse.

The existing bungalow has a footprint of 14.5m x 11m together with a detached double garage which measure approximately 7m x 7m.  

The replacement dwelling would be a two-storey house measuring 12.567m x 12.55m plus garage 6.882m x 6.25m with a height to eave of 5.033m and an overall height of 7.838m. The dwelling would comprise porch/hall/cloaks, family room/kitchen, lounge and utility at ground floor with four bedrooms (two with ensuites) and a bathroom at first floor.

The materials proposed for both house and garage are natural stone walling with natural blue slate roof and aluminium windows and external doors.

Parking provision will be made for four vehicles within the site including two spaces within the proposed garage.

There are existing trees and hedges within the site which would need to be protected and retained.


	Principle of Development:

The application site lies outside of any settlement in land designated as Open Countryside. However, replacement dwellings are accepted in principle subject to accordance with adopted policy DMH3 and the following criteria:

· The residential use of the property should not have been abandoned.
· There being no adverse impact on the landscape in relation to the new dwelling.
· The need to extend an existing curtilage.
The existing residential use has not been abandoned and there is no proposed increase to the existing curtilage. Impacts on the landscape will be considered below. 


	Design and Appearance:

Its terms of design, Policy DMG1 of the Core Strategy requires a high standard of design, a safe access and not adversely affecting the amenities of the surrounding area, the environment or infrastructure.

The replacement dwelling would be of a modern design with a material palette of course stone for the elevations with upvc windows and a natural slate roof.

It is not considered that the proposal would be at odds with its surroundings, it is relatively isolated in terms of adjacent properties and its rural setting would lead itself to a traditional stone-built dwelling, therefore in this instance the design is considered acceptable. Both the scale and siting will appear appropriate in longer distance views.

The existing buildings has a footprint of 323sq.m. The proposed building would result in 219 sq.m. Whilst this is a reduction in terms of footprint due to its two storey form the potential impact in terms of its scale would be greater within the site than at present.
 
The elevations are a simple, traditional design with larger, glazed openings proposed to the west (rear) elevation which would be screened and serve the main garden area. 

Whilst the site is within Open Countryside it is not within a designated conservation area or National Landscape.  Therefore, it is not considered that the proposal would be out of character with its surroundings, with the proposed design and materials being acceptable and in compliance with policies DMG1, DMG2 and DMH3. 


	Residential Amenity:

The nearest residential properties are New Marles Farm sited 300m to the east and Wheel House 200m to the west.

The proposal would not result in any undue impacts to either of the adjacent properties.

Therefore, the proposed heights and siting of this dwelling would be acceptable taking into account the distances and orientation of the existing dwellings and would not result in any additional impact than the existing dwelling.


	Ecology/Landscaping:

The property and its surroundings are considered to have a moderate level of bat roost potential.
A previous survey in 2017 identified the presence of bat droppings in the loft suggestive of a maternity roost.

A preliminary bast roost assessment survey was carried out In January 2024 with evidence of a maternity roost observed in the loft space.

Emergency surveys in July and August 2024 recorded 70 – 100 Soprano Pipistrelle bats emerging from the northwest corner of the building from a gap behind the fascia boarding.  The number of bats was consistent with a small maternity roost of medium conservation value. As such the ecologist has considered that a Natural England EPS Mitigation licence will be required as the works are likely to disturb and destroy a small medium conservation value of Soprano Pipistrelles.

In order for the NE license to be granted, NE 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. 

In terms of the first test, the proposal would not preserve public health or public safety. However, there would be benefits in the provision of jobs during the demolition and construction of the replacement dwelling as well as an improvement in the visual impact of the development, this has some weight and could be considered an imperative reason of overriding public interest. In terms of the second test, the only other alternative would be to retain the existing dwelling which is not a viable satisfactory option. The proposed schemed would see a visual enhancement to the site in terms of design and appearance. The final test is an ecological one, which the submitted ecology survey says will be met as appropriate compensation/mitigation are proposed. As all three tests have to be met, there would be a reasonable prospect that NE would grant a license for this development.  The proposal would, therefore, accord with policy DME3 of the Ribble Valley Core Strategy in this instance as it can be demonstrated that the benefits outweigh the local and wider impacts. 

Any external lighting and landscaping should be sensitive to the use of the site by bats and other wildlife and details of suitable compensation and enhancement features would need to be provided and agreed in accordance with appropriate conditions.

An Arboricultural Impact Assessment has been submitted which states that there are mature trees on the site to the north and western sides most of which are proposed to be retained and protected during the construction works.  One Silver Birch (T1 Cat B1) would be retained and protected during the course of the development whilst a Common Ash (T2 Cat U) would be removed due to Ash Dieback. A Smooth Japanese Maple (T3 C1) would also be removed to facilitate the development. 

There is a group of Ash, Sycamore, Norway Spruce, Blue Pine and Hawthorn to the east of the site outside of applicant’s ownership which also need to be protected during the course of the development.

Subject to replacement trees for those to be removed and tree protection for those to be retained, this is acceptable.

BNG –

A baseline assessment has been undertaken and the proposed enhancement assessed as providing a gain of 0.03 biodiversity area units which equates to +30.88% net change on the site.

This is acceptable subject to appropriate conditions.


	Highway Safety:

The proposal will replace an existing 3 bed bungalow with a larger 4 bedroom dwelling which would result in a net increase in bedrooms. Sufficient parking spaces will be provided within the site including two in the proposed double garage.  Ample turning and manoeuvring space will be available to allow vehicles to leave the site in forward gear.

Ribchester Road has a derestricted speed limit of 60mph with the length of the road predominately straight close to the development.

The sliding gate is set back 5m into the site allowing vehicles entering to pull in and the adjacent boundary wall will be 1m in height to enable improved visibility splays for vehicles leaving the site.

Subject to the conditions requiring the parking and turning areas to be provided and wheel washing during the construction works then this would result an acceptable scheme in terms of highway safety.


	Drainage:

An appropriate drainage scheme will need to be submitted with foul and surface water drainage on a separate system.  Appropriate drainage for the access/driveway and turning area and all hard surfacing will also need to be assessed with surface water draining into the site to prevent an increase in localised flooding.  These can be controlled by appropriate conditions.


	Conclusion:

For the reasons discussed above the proposal is considered to be an acceptable form of development which accords with national and local planning policy and as such it is recommended accordingly. 
 
In conclusion, the proposed development, by virtue of its size and scale, would not result in an unacceptable impact on the Open Countryside. The scale, design and massing of the proposed development would be appropriate and would not result in any undue harm to the character and appearance of the area. 

There would be no undue impact on residential amenity, highway safety, drainage or ecology subject to appropriate conditions and the granting of a Natural England EPS Mitigation licence.


	RECOMMENDATION:
	That planning consent be approved subject to appropriate conditions.
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