Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/JS

	Application No: 
	3/2005/0366/P

	Development Proposed:
	Replacement dwelling with minor extension of curtilage to permit turning within the site at Ashdene, Lower Road, Longridge

	CONSULTATIONS: Parish/Town Council

	Town Council – Providing the proposal meets RVBC criteria, no objection.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections subject to imposition of conditions.



	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:

	This application details a proposed replacement dwelling within open countryside.  The existing dwelling is a red brick bungalow with approximate floor space of 132mo.  It is proposed to provide a two storey stone dwelling in its place having approximate dimensions of 14.8m x 9.8m x 8.5m to the apex of its pitch.  It would have a stone pitched roof porch to its front elevation and sun room with slated roof to its rear.  The dwelling would be set back further into the site than that existing to allow for a detached garage and turning area within the site.  The latter involves a minor extension of curtilage but, given the highway gain to be achieved from vehicles being able to turn within the site instead of reversing out onto the road, this is felt appropriate in this instance.  In order to achieve adequate sightlines the proposal also involves the removal of a section of hedgerow to be replanted behind the sightline.  On balance I can accept this given the highway gain and consider it appropriate to impose a specific condition about its replacement.

Turning to the design of the dwelling, Policy H14 of the Plan allows for a replacement dwelling subject to certain criteria.  The scheme here represents over a 100% increase in size over that which exists already.  However, to be able to defend a refusal there needs to be demonstrable harm to either visual or residential amenity.  There are dwellings nearby but these are set some distance to the west and are actually of two storey stone or render construction.  I do not conclude these would be affected by this proposal.  In visual terms it can be argued that the two storey stone dwelling would be more in keeping with these than the existing brick built bungalow.  Whilst I am mindful that the proposal would be more dominant in the wider landscape than the existing dwelling, I do not conclude that there would be such significant harm to visual amenity so as to warrant an unfavourable recommendation.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an adverse visual impact or be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














