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	Development Description:
	Reserved matters application relating to appearance, landscaping, layout and scale following outline planning permission 3/2023/0321 for one self-build dwelling with access applied for. 

	Site Address/Location:
	Land adjacent to 110 Ribchester Road, Clayton-le-Dale, BB1 9HQ 

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received with respect to the proposed development. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to conditions. 

	

	CONSULTATIONS: 
	Additional Representations.

	One letter of objection has been received. The concerns outlined within the objection can be summarised as below: 

· Not in keeping with the area; 
· Obstruction of views; 
· Lowering of property value;
· Increase in traffic. 


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement DMI2:	Transport Considerations

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
Policy DMH3:	Dwellings in the Open Countryside and AONB

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/20223/0321: Outline application for one self-build dwelling with access applied for (Refused and allowed on appeal). 
3/2020/0807: Proposed agricultural building for the housing of sheep, cattle and storage of farming equipment. New farm track and concreting (Approved). 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to an agricultural field sited to the north of Ribchester Road, immediately adjacent to the residential property at no.110 Ribchester Road. The site to which the proposal relates is located within the Open Countryside, albeit adjacent to the settlement boundary of Clayton-le-Dale and areas of Green Belt. 


	Proposed Development for which consent is sought:

The proposal seeks reserved matters consent for the erection of a self-build dormer bungalow pursuant to outline consent 3/2023/0321. The reserved matters applied for are appearance, landscaping, layout and scale. Access was approved as part of the outline application. 

The submitted details propose that the dwelling will measure 10.5m by 15m with an eaves and ridge height of 2.9m and 6.8m respectively. To the principal elevation an oak framed entrance porch would be included, along with 2no. pitched roof dormer windows and 3no. roof lights. To the rear elevation, 2no. dormer windows would be included along with a reverse gable roof element which would provide a recessed balcony at first floor. 

Vehicular parking will be provided via a flat roof double garage sited to the front of the dwellinghouse and linked by a covered walkway, with additional parking provision being provided within the front yard area. The garage will measure 6.7m by 6.7m with a height of 2.9m. 

With respect to materiality, the external elevations of the proposal would comprise a mixture of natural stonework, white render and wood effect composite cladding. Concrete roof tiles and uPVC windows would also be utilised. 


	Impact Upon Residential Amenity:

The proposed development is configured in such a manner that ensures the dwelling responds positively to the adjacent dwelling at 110 Ribchester Road. The proposed garage would correspond closely to the principal elevation of the aforementioned neighbouring property, whilst the rear of the main dwellinghouse, although set back, would not intercept a 45-degree line drawn from the centre of the existing opening featured to the rear of no.110 Ribchester Road. The proposal is also considered to have an acceptable relationship with the existing windows featured to the western gable elevation of no.110 Ribchester Road. The ground floor openings are understood to be secondary windows and the proposed dwellinghouse is to be set back into the site and positioned so that a distance of 5.6m would be retained between the single storey, flat roof garage and neighbouring openings. The existing first floor window to no.110 Ribchester Road would also retain an open outlook over the proposed garage. 

The openings proposed to the rear (north) and western facing gable elevation of the development would not have a direct interface with any nearby residential properties, providing views solely towards the open agricultural field which borders the proposal site to the north and west. It is noted that the openings featured to the principal (south) elevation of the proposal would provide views towards the residential property known as Lower Clayton Hey Farm at no.141 Ribchester Road, located to the opposite side of the highway. However, taking account of the 20m spatial offset from the front boundary of this nearby residential receptor, it is not considered that the proposal would result in any undue impact upon existing residential amenity. 

It is noted that concerns have been raised with respect to the obstruction of views and the loss of property value. However, these matters are not considered a material planning consideration. 


	Visual Amenity/External Appearance:

The proposed dwelling would respond positively to the inherent residential character of the area which is typified by a variety of dwelling types and architectural styles. 

The height of the proposed dwellinghouse would be set below that of no.110 Ribchester Road, whilst an element of openness would be preserved towards the site frontage with the main dwellinghouse set back into the site and the single storey, flat roof garage directly addressing the primary street scene frontage. 

The dwelling itself would also appear similar in scale, design and materials to the existing built form in the immediate vicinity of the proposal site. Pitched roof dormer windows are considered to be well establishing within the locality, with numerous properties along Ribchester Road benefiting from dormers to the front elevations, including no.126 Ribchester Road located to the west of the proposal site. No.126 Ribchester Road also benefits from a detached garage sited to the front of the main dwellinghouse, in a similar position to that proposed.  Whilst the glazed gable element and recessed balcony to the rear of the dwelling would appear contemporary in design, the rear elevation of the property would not be afforded a high level of visibility from the adjacent public realm and therefore any resultant impact would be negligible. 

The materiality of the proposal would also remain largely in keeping with the surrounding properties. The use of stone to the principal elevation of the dwelling would reflect the stone-based dwelling at Lower Clayton Hey Farm, sited directly opposite the proposal site, whilst the incorporation of render to the side and rear elevations would remain in keeping with the render featured to numerous nearby dwellings. The extent of wood effect composite cladding is also considered acceptable in this particular instance.

Taking account of the above, it is not considered that the proposal in terms of its overall size, scale and design, would result in any significant undue harm upon the character or visual amenities of the area that would warrant the refusal of the application. 


	Highways and Parking:

The access into the site from Ribchester Road, as well as the impact of traffic generated by the development on the local highway network, was considered and approved as part of the outline application with appropriate conditions attached. 

Lancashire County Council Highways have also been consulted on the reserved matters application and raise no objection. The proposal complies with the Local Highway Authority’s parking standards and there is room to turn within the site allowing ingress and egress in a forward gear. The proposed garage has also been designed to an acceptable internal size to provide parking and the provision of a charging point for electric vehicles will promote sustainable modes of transport. 

Taking account of the above, the LHA are of the opinion that the proposed development will not have a significant impact upon highway safety, capacity or amenity in the immediate vicinity of the proposal site subject to the imposition of conditions. 


	Landscape/Ecology:

A landscaping scheme has been submitted with the application, which is considered acceptable. 

The development is exempt from having to achieve the mandatory Biodiversity Net Gain requirement as it is a self-build application, and an appropriate legal agreement has been secured as part of the outline application. 


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and having regard to all material considerations and matters raised, the application is recommended for approval.


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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