Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2005/0388/P

	Development Proposed:
	REPLACEMENT DWELLING (RESUBMISSION) AT THE RIDGE, SLAIDBURN ROAD, GRINDLETON

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No objections subject to the imposition of the same conditions as on the previous application.

Environment Agency – N/A.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES.



	The application relates to a site on the western side of Slaidburn Road, north of the village of Grindleton.  It is adjoined to the north by a terrace of three properties, High Cliffe Greaves, and to the west and south by open land.  There is also open land on the opposite side of the road to the east.  The site is within the Forest of Bowland Area of Outstanding Natural Beauty.

The existing dwelling, which has been unoccupied for a number of years, is in very poor condition, and has external finishes comprising a mixture of grey render and red brick.  In January 2005, planning permission was granted for the demolition of the existing dwelling and its replacement with a dwelling of stone construction with a slate roof (3/2004/1138/P).

This revised application stems from a desire by the applicants to make more effective use of the available floor space.  The internal layout has been amended to provide more open plan living space.  This has resulted in a number of alterations to the fenestration, including two additional windows in the southern side elevation, and an increase in the size of a number of windows in the main rear (west) elevation.  In the main front (east) elevation, one roof light has been deleted, a window has been deleted and a further window has been changed into a door.  I consider that this has improved the main front elevation of the dwelling.  I do not consider that any of the other fenestration alterations have any seriously detrimental effects on the appearance of the proposed property or upon the privacy of any nearby residents.

The proposal also involves the addition of a small single storey pitched roofed extension onto the northern side elevation to form a utility room and WC.  As this addition to the original approved dwelling would be below the level of the road and the raised parking area, it would only result in a very minor increase in the perceived mass of the dwelling.

I can see no objections to the proposed amendments to the design and appearance of the previously approved dwelling.  The access and parking arrangements are as previously approved, and therefore remain acceptable to the County Surveyor subject to the same conditions as previously imposed.

Overall, therefore, I can see no objections to the proposal subject to the same conditions as imposed on the original application.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed replacement dwelling will represent an improvement in visual terms on the existing dwelling and would thereby enhance the appearance of the AONB, and there would be no detrimental effects on highway safety or the amenities of nearby residents.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 12 MAY 2005














