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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed demolition of existing dwelling, erection of replacement two-storey, four-bedroom self-build dwelling with detached double garage and associated site works.

	Site Address/Location:
	Avenue Farm, Avenue Road, Hurst Green, BB7 9QB.

		

	CONSULTATIONS: 
	Parish/Town Council

	Aighton Bailey and Chaigley Parish Council:
	Consulted 22/1/25 – no response received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections subject to conditions.

	

	RVBC Countryside:
	No objections.

	

	Historic England:
	No comments to offer.

	

	Historic Amenity Societies: 
	Consulted 22/1/25 – no response received.

	

	The Gardens Trust:
	Consulted 22/1/25 – no response received.

	

	Lancashire Gardens Trust: 
	No objections.

	

	LCC Archaeology:
	No objections.

	

	United Utilities: 
	No objections.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	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 EN5: Heritage Assets
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 DME4: Protecting Heritage Assets
Policy DME5: Renewable Energy
Policy DMH3: Dwellings in the Open Countryside and AONB

Planning (Listed Buildings and Conservation Areas) Act 1990 Section 66

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2024/0745:
Proposed demolition of existing dwelling, erection of replacement two-storey, four-bedroom self-build dwelling with detached double garage and associated site works (Refused)

3/2023/0964:
Change of use from house in multiple occupation for visiting students (sui generis) to dwelling (C3) (Approved)

3/2014/0083:
Change of use from dwelling (C3) to house in multiple occupation for visiting students (sui generis) (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached two storey farmhouse property situated on the Northern edge of Hurst Green village. Access to the application property is via a single width access track off Avenue Road which lies just within the confines of the Grade II* Registered Park and Garden (RPG) of Stonyhurst College. The application property comprises an L-shaped footprint and gabled roof profile detailed in slate with the North-eastern section of the farmhouse property comprising a single storey lean-to component. The remainder of the property consists of natural stone elevations and timber doors and windows. The property’s curtilage comprises a mixture of grass and hardstanding with a dilapidated outbuilding sited within the Northern extents of the curtilage area. Extensive woodland encompasses the application site with Hurst Green village sited approximately 500 metres to the South of the site. The wider area comprises a mixture of woodland, agricultural land and open countryside.


	Proposed Development for which consent is sought:

Planning consent is sought for the demolition of the application property and erection of a replacement self-build dwelling. Additional works proposed include the construction of detached double garage and associated hard and soft landscaping.


	Principle of Development:

The application site is situated outside of the defined settlement area of Hurst Green and as such lies within the open countryside. Policy DMH3 of the Core Strategy regards the rebuilding or replacement of 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 a dwellinghouse of which the residential use has not been abandoned and the proposed development would not involve any extension of the property’s existing domestic curtilage area. Furthermore, it is not considered that the proposed development would have any adverse impacts upon the surrounding landscape (the visual aspects of the proposed development are discussed in more detail in the ‘Visual Amenity/External Appearance’ of this report). As such, the proposal would satisfy the requirements of Policy DMH3 and is therefore considered to be acceptable in principle, subject to an assessment of additional material planning considerations.

Self-build

The proposal has been submitted as a self-build development. Whilst the proposal only relates to the provision of one dwelling, some weight is nonetheless given to the fact that this would be a self-build dwelling. In addition, the applicant has provided a unilateral undertaking in support of the application which confirms that the proposed dwelling is to be delivered by way of a self-build housing project. The principle of self-build housing for the application site is therefore secured.


	Impact upon setting of Grade II* Registered Park and Garden (RPG) of Stonyhurst College:

The application property’s single width access track off Avenue Road lies within the Grade II* Registered Park and Garden (RPG) of Stonyhurst College. The property’s access track is read in concert with the RPG and as such forms part of the setting of the historic park and garden area however the proposed development would not involve any works or alterations to the property’s access. Furthermore, extensive tree cover screens the application property and its curtilage area from the Registered Park and Garden therefore the proposed replacement dwelling and additional works to the site would not be read in the concert with the historic park and garden area. Accordingly, it is not considered that the proposed development would be harmful to the setting of the Grade II* Registered Park and Garden (RPG) of Stonyhurst College.


	Impact Upon Residential Amenity:

Paragraph 135 (f) of the National Planning Policy Framework states:

‘Planning policies and decisions should ensure that developments create places that are safe, inclusive and accessible and which promote health and well-being, with a high standard of amenity for existing and future users’.

Furthermore, Policy DMG1 of the Core Strategy requires all proposals for development to consider the effects of development upon existing amenities.

In this instance, analysis shows that the proposed replacement dwelling would be located approximately 60 metres away from the nearest neighbouring properties in the area (Burn House and Isle Cottage) with extensive woodland cover in place between the application site and these properties therefore the proposed development raises no concerns with respect to its impact upon neighbouring amenity. In addition, all habitable rooms within the proposed dwelling would be served by a sufficient number of window openings and as such would receive an adequate provision of natural light. 

Taking account of all of the above, it is not considered that the proposed development would be harmful to the amenity of any neighbouring residents or future occupants of the dwelling. The proposed development would therefore be compliant with the aims and objectives of Paragraph 135 (f) of the NPPF and Policy DMG1.


	Visual Amenity/External Appearance:

 Paragraph 135 (c) of the NPPF states:

‘Planning policies and decisions should ensure that developments are sympathetic to local character and history, including the surrounding built environment and landscape setting’.

Policy DMG1 of the Ribble Valley Core Strategy provides additional general design guidance as follows: 

‘All development must be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing and style…particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character.’

With respect to development within the Forest Of Bowland National Landscape, Paragraph 189 of the NPPF states:

‘Great weight should be given to conserving and enhancing landscape and scenic beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty.’

Key Statement EN2 of the Core Strategy provides similar guidance: 

‘The landscape and character of those areas that contribute to the setting and character of the Forest of Bowland Areas of Outstanding Natural Beauty will be protected and conserved and wherever possible enhanced…the Council considers that it is important to ensure development proposals do not serve to undermine the inherent quality of the landscape…the Council will also seek to ensure that the open countryside is protected from inappropriate development.’

In this instance, the proposed replacement dwelling would comprise a slightly larger width to that of the existing farm house property however analysis shows that the replacement dwelling would otherwise occupy a largely similar footprint to that of the existing property. In addition, whilst the replacement dwelling would exceed the height of the existing farmhouse, analysis shows that the relative increase in height between the existing property and proposed replacement dwelling would not be overly excessive (approx 1.5 metres). Furthermore, following negotiation with the applicant an amended scheme has since been secured which includes the removal of a previously proposed projecting rear patio feature along with reductions to the length of the dwelling and the projection of a proposed canopy feature, all of which has subsequently reduced the overall bulk and massing of the proposed dwelling. The proposed dwelling would be partially visible from Public Right Of Way BW0303008 which runs along the South-eastern perimeter of the application site however in light of the amendments subsequently secured with respect to design / external appearance it is not considered that the proposed dwelling would read as an over dominant addition to the application site. 

In terms of materiality, the proposed dwelling would be detailed in natural stone, stone quoins and natural slate roof tiles, all of which would be largely in keeping with the rural vernacular of properties within the locality. In addition, pre-submission amendments have been secured with regards to the dwelling’s fenestration in order to ensure a congruent solid to void ratio of openings for the proposed dwelling. As such, the proposed sequence of fenestration and use of external materials for the replacement dwelling are considered to be acceptable however given the application site’s setting within a National Landscape, details of these materials in the form of samples / photographs would need to be provided for further assessment and this has been secured by way of condition, together with details of the doors and windows. Notwithstanding the submission of further details, the proposed development is otherwise considered to be acceptable in terms of its materiality and fenestration. 

The proposed double garage would comprise a similar design to the replacement dwelling with respect to its stone / slate materiality, with its roof pitch set below the roof line of its parent property. Furthermore, the footprint of the garage would be proportionate relative to its proposed end use (as confirmed in the response from LCC Highways). The proposed garage would therefore read as a visually  acceptable addition to the application site.

Taking account of all of the above, it is considered that the proposed development would conserve the surrounding National Landscape without any harm to the visual amenities of the immediate or wider area. The proposal would therefore satisfy the requirements of Paragraph 135 (c) and 189 of the NPPF and Key Statement EN2 and Policies DMG1 and DMH4 of the Core Strategy.


	Heritage:

Correspondence received from Lancashire County Council’s Archaeology team identifies the application property as holding little to no architectural significance and have therefore stated that there would be no requirement to undertake any recording.


	Highways and Parking:

The proposed development has been subject to review by Lancashire County Council Highways who have raised no issues with respect to access, parking provision or general highway safety. The LHA response recommends for the imposition of conditions with respect to parking and turning areas, construction management, surfacing materials and use of the proposed garage all of which have been imposed on this consent. On this basis, it is not considered that the proposed development will have any undue impacts upon highway safety as such the proposal satisfies Policy DMG1 of the Core Strategy (highways).


	Landscape/Ecology:

Protected species

Demolition of the application property has potential implications with respect to disturbances to protected species therefore a preliminary bat roost assessment and breeding birds survey has been provided in support of the application. The results of the submitted survey work acknowledge that there is suitable bat foraging habitat within the proximity of the application site however the application building was observed to have a negligible level of bat roost potential. As such, no further survey work has been recommended however the submitted ecology report includes a method statement comprising numerous working practices and compensatory measures. Compliance with the aforementioned working practices and compensatory measures has been secured through the imposition of a condition. 

Trees

An Arboricultural Impact Assessment has been provided in support of the application which shows the presence of trees and hedges within and around the application site. Analysis shows that creation of the hard landscaping to serve the proposed dwelling would require some hedgerow removal however this would be limited to a small section of hedgerow (approximately 4.5m in length) with the hedgerow in question comprising a low (category C) value feature. As such, no concerns are raised with regards to the proposed extent of hedgerow removal. Furthermore, the submitted AIA includes a programme of tree protection for all additional trees and hedges to be retained within the application site and adherence with these measures has been secured through the imposition of a condition.

BNG

The development is exempt from having to achieve the mandatory Biodiversity Net Gain requirement as it forms the basis of self-build development which has been secured through the provision of a unilateral undertaking.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed provision of a replacement dwelling accords with the aims and objectives of Policy DMH3 of the Core Strategy thus securing the principle of development. 

In addition, the proposed development would not have any undue impact upon the amenity of any neighbouring residents or future occupants of the development, nor is it considered that the development proposed would be harmful to the visual amenities of the area. Furthermore, no concerns are raised with respect to impacts upon highway safety or the ecology of the area.

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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