Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2006/0738/P

	Development Proposed:
	PROPOSED REPLACEMENT DWELLING OVER FOOTPRINT OF EXISTING BURNT OUT SHELL OF EXISTING DWELLING AT COLLINSONS FARM, HIGHER RAMSGREAVE ROAD, RAMSGREAVE

	CONSULTATIONS: Parish/Town Council

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



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections subject to a Note being put on the planning permission, suggesting that the applicant gives consideration to the implementation of a scheme of highway safety improvements.

Environment Agency – N/A.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV4 - Green Belt.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.



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

	Collinsons Farm is located on the south side of Ramsgreave Road in a rural, open countryside/greenbelt location between Ramsgreave and Mellor.  The dwelling comprised a typical two storey cottage with an attached barn.  Much of the barn collapsed some years ago (although the front elevation remains largely in tact) and the house has more recently been destroyed by fire.  The applicant is presently living on the site in a static caravan.

This application seeks planning permission for a replacement dwelling with an attached double garage.  The house would be on the footprint of the existing barn and the garages would be on the footprint of the existing dwelling.  As originally submitted, the design of the dwelling included inappropriate dormer windows in the front elevation.  Amended plans received on 16 October 2006, however, show a more appropriate full two storey design similar to the existing fire damaged house.  The external materials to be used in the construction of the replacement dwelling and garages would be natural stone with natural slate roof tiles.  This represents an improvement on the existing property which contains a substantial amount of render.

As it is on the same footprint as the existing house/barn, the proposal would have no detrimental effects upon the openness of the greenbelt and would comply with Policies ENV4 and H14 of the Local Plan.  The proposed replacement dwelling would not have any detrimental effects on any nearby residents.

A bat survey of the existing damaged structure has revealed that no bats were present.  A condition requiring compliance with the requirements of the Bat Survey Report, however, is still necessary.  Overall, subject to such a condition and others concerning external materials and adherence to the amended plans (and the Note required by the County Surveyor) I can see no objections to this application.

I therefore 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: 3 OCTOBER 2006














