Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/EL

	Application No: 
	3/2006/0590/P

	Development Proposed:
	Substitution of house type – replacement dwelling (previously approved) at Romani, Longsight Road, Clayton-le-Dale

	CONSULTATIONS: Parish/Town Council

	Clayton-le-Dale Parish Council – No comments or observations received during the statutory 21 day consultation period.



	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 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).

A proposal for a replacement dwelling on the exact footprint of the existing dwelling was approved on the 14th of December 2005, planning reference number 3/2005/0946/P. Subsequently, this application was re-submitted, planning reference number 3/2006/0115/P, with an additional porch to the front elevation, measuring 2m x 3m (floor area of 6sq. m.), and due to the size of the porch, it was classed as too large to be considered as part of the permitted development allowance. However it was considered that it would have no impact on the neighbouring dwelling nor on the street scene, and was subsequently approved.

This new application shows the dwelling as approved by planning application no. 3/2006/0115/P, but with an additional lounge area attached to the side elevation facing the dwelling, Salcombe, which measures 4.5m x 7.7m, and is approx. 97.02 cubic metres in volume. Policy H14 states that ‘As a general guide, increases in property size will be restricted to 50 cubic metres in the A.O.N.B. and by no more than 70 cubic metres elsewhere.’ Bearing this in mind, although the increase in size of the proposed new building is larger than normally suggested, it is considered that as the property is set back from the highway frontage, and that the new addition is only at single storey height, the new replacement dwelling would 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, although the proposal does not accord with one of the relevant Policies, the application is still 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: 20/07/2006 














