Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/EL

	Application No: 
	3/2005/0946/P

	Development Proposed:
	Proposed Replacement Dwelling (3 bedroom dormer bungalow with garage under, over same footprint as existing dwelling) at Romani, Longsight Road, Nr Blackburn

	CONSULTATIONS: Parish/Town Council

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



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections to the proposed development from the highway aspect and request the previously approved access arrangements are implemented prior to occupation.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.

Policy SPG – “Extensions and Alterations to Dwellings”



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application relates to a bungalow on the A59, Longsight Road that lies between another residential property, a caravan storage yard and the Royal Oak Public House. The site lies on land designated as open countryside as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

The proposal is for a replacement dwelling on the exact footprint of the existing dwelling. The current bungalow sits approx. 22 metres back from the highway, and is on land that is approx. 1.5 metres below it. The existing access to the site is over land that was previously used as a garage forecourt and has recently had permission on the adjacent site for a parking area for 26 touring caravans, which included a new site access. This access has again been shown on this application and has been approved by the county Surveyor subject to the relevant conditions.

As the site lies within open countryside, the application falls to be considered against the requirements of Policy H14 of the Local Plan. This states that the rebuilding or replacement of dwellings will be permitted in such locations subject to the following criteria:

1.
The residential use of the property should not have been abandoned;

2.
The impact on the landscape will be assessed in relation to that of a new dwelling. As such very careful consideration to design and use of materials must be made. In addition, excessive increase in the size of property will not be permitted;

3.
The creation of any extra curtilage will be assessed in relation to Policy H12; 

4.
The terms of Policy G1 will apply.

As the property is still in use, the proposed replacement is no larger than the existing and no additional curtilage is proposed, criteria 1 and 3 are satisfied. With regards to Criterion 2, the size and design of the dwelling will be very similar to the existing dwelling, other than the proposed dormer windows in the front and rear and the new garage area under the dwelling, which will be accessed from the rear. The dormers on the front elevation blend in well with the new dwelling, and would have been acceptable as a proposal on the existing dwelling, and in order to create the new garage area, the applicant will need to dig out part of the existing ground and fill in the area to the front of the existing house (shown on the submitted plan). Upon completion, the new dwelling will be slightly higher than the existing roofline of the bungalow, however due to the distance between the existing and adjacent dwellings, it is considered that it will have no impact on the neighbouring dwelling nor on the street scene.

With regards to the external materials, they will be similar to other dwellings in the locality, and will have to be submitted for approval by the Local Planning Authority (by condition) prior to their use in constructing the new dwelling.

As such, bearing in mind the proposal accords with the relevant Policies, the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	
The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 21/11/2005














