Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/CMS

	Application No: 
	3/2006/1024/P

	Development Proposed:
	New dwelling to replace the existing unstable house at Torver House, Osbaldeston Lane, Osbaldeston, Lancashire for How Jow Investments Ltd.

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received within 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 H10 - Residential Extensions.

Policy H13 – Rebuilding/Replacement Dwellings – Within Settlements.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	The application relates to Torver House, which is a large detached dwelling of stone and render construction, set in large grounds, on the outskirts of the village boundary of Osbaldeston as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

An application to extend this property was submitted in July 2005, and approved in September 2005. With this application, the applicant intended to:

· add a two storey extension to the south facing elevation of the dwelling creating a reception hall area at ground floor level with a staircase up to the first floor;

· remove the existing conservatory and porch area on the west elevation and replace it with a larger, two storey extension, incorporating a larger kitchen and lobby area at ground floor level, and the en-suite and dressing room at first floor level belonging to;

· a new master bedroom over the new garage, cold room, storeroom and plant room at ground floor level, which replaces the existing garage on the north elevation, and

· the creation of a separate area for living accommodation above the store and plant rooms, not accessible from the main house.

Upon starting works on site, detailed structural inspections carried out revealed major defects in the existing building and extensions to it, which lead to the decision by the applicant to demolish the building and apply to rebuild it. The proposed replacement dwelling is an almost identical rebuild of the dwelling plus extensions as approved in September 2005. As such I refer to the issues relating to the design of those extensions, their visual impact on the existing dwelling, the visual impact on the area and its effect on the occupiers of the neighbouring dwellings raised in the previous application.

There have been a significant number of extensions to the property in the last 20 years, and the extensions that were proposed were sympathetically designed to match the existing architectural features of the dwelling. The original house showed a cluttered collection of extensions that did not tie in with the form of the original house, and the proposed extensions to the property, by virtue of their design, meant that they merged in with the existing elevations and rooflines. The replacement dwelling proposed will be almost entirely along the same lines as the previously approved extensions to the dwelling in terms of scale, design and location and in terms of the impact on the area and the effect on the residential amenity of the nearby neighbours, as the property is screened from the adjacent roadside by the boundary wall surrounding the site and from the nearby dwellings by carefully positioned trees, it is considered that its replacement will have no significant impact.

Finally, with regard to the separate living accommodation to be created at first floor level above the new storeroom, details were requested from the agent on the previous application in order to outline its proposed use. Whilst there are no specific details on this application, I am assuming that the flat will still be used as staff accommodation for the applicant’s driver, and as such, will again be conditioned to be for use in conjunction with the existing house and not to be let as a separate entity.

As such, the application is recommended 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: 05/01/2007














