Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2005/0114/P

	Development Proposed:
	DEMOLITION OF EXISTING PROPERTY AND ERECTION OF A NEW FAMILY DWELLING AT WHITEHOLME, RIBCHESTER ROAD, CLAYTON-LE-DALE

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – The County Surveyor comments that the principle of the new access has already been accepted under planning reference 3/2004/0336/P.  He requests that a condition be imposed which requires the formation of the approved access in accordance with the existing permission before any building works commence.  He also requests that a note be added to the decision notice which requires the access to be formed in accordance with the specifications of the County Highway Authority.

Environment Agency - No objections subject to a condition and two notes concerning satisfactory drainage.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.



	COMMENTS/ENVIRONMENTAL/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Whiteholme is an extensive two-storey property located on Ribchester Road, Clayton-le-Dale, comprising a number of different building elements constructed at different periods over the years, displaying various architectural styles and details.  Generally the roof is finished with natural slate and the external walls are rendered.  Whilst there is a fairly interesting Victorian section to the south west of the property, the overall building is of little architectural merit.  The dwelling is located some 7m from the front boundary to Ribchester Road and approximately 5m from the Coach House, the adjacent property to the east (which is also within the applicant’s ownership).

Planning permission was granted in 2004 for the closure of the existing access and the formation of a new access and gateway (3/2004/0336/P).  Works on the formation of the new access and driveway are partially implemented.

Planning permission was also granted in 2004 for the alteration and part re-build of the existing house to provide 6670sq ft of accommodation and also the erection of a new detached garage (3/2004/0748/P).  The detached garage is presently under construction.

It has been decided by the applicants that it would be more cost effective to demolish and rebuild rather than carry out the approved scheme of internal and external alterations.

The proposed replacement dwelling has been sited more centrally on the plot so that it is further away from the only immediate neighbour (the Coach House) and further away from Ribchester Road.  It would have a total floor area of 6350sq ft which is slightly smaller than the existing dwelling.  It would have rendered walls and a blue slate roof, and I consider its design to be acceptable and appropriate for the locality.

The design does incorporate a balcony at the rear, but this only affords views over the adjoining open fields and does not infringe upon the privacy of any other residential property.

Overall, I consider the proposal to be acceptable and in accordance with Policy H14 of the Local Plan which relates to the rebuilding of dwellings in the open countryside.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 9 MARCH 2005














