Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/EL

	Application No: 
	3/2006/0106/P

	Development Proposed:
	Demolition of development and replacement with new house.  Extension of residential curtilage at Lynwood, Stoneygate Lane, Ribchester

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	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 H12 - Curtilage Extensions.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.



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

	Consent is sought to demolish a bungalow set to the east of Stoneygate Lane and replace with a two storey development.  The development would run east/west across the site and have approximate dimensions of 13m x 9m x 7.7m in height to its main living accommodation.  Attached to its eastern gable would be a garden room some 4.8m x 6.5m x 5m in height with a single storey porch on its fron (northern) elevation.  A detached garage is set to the north of the development, some 3.7m distant, and would have dimensions of 6.8m x 6.4m x 5m in height.  All of these structures would be of stone and slate construction.  In assessing the appropriateness of the scheme, it is important to have regard to Policy H14 of the Local Plan which in the supporting but makes reference to the need to carefully assess any increases in size as well as the design of any replacement structure.  The existing development is a modest bungalow which occupies an elevated roadside position.  That to be constructed is of two storeys but has been designed to reflect traditional stone built farmhouses of the area incorporating features such as mullioned windows and stone quoins.  This is a resubmission and the architect has taken on board previous reasons for refusal on design grounds by detaching the garage and reducing the amount of accommodation to be provided in the main house.  It is now a more simplistic design that does have regard to local vernacular and would not significantly compromise the visual qualities of the area.

The proposal also includes the extension of residential curtilage to accommodate the garage and part of the garden room.  Policy H12 of the Plan advises that curtilage extensions on sites outside settlement limits will normally be refused.  In this particular instance, given the land use to the rear where the curtilage area is to be extended into, I do not consider that there would be significant harm to the visual amenities of the area from the change of use.

Therefore, having regard to all the above, I am of the opinion that the works would comply with plan policy and recommend accordingly.



	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: 














