Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/JS

	Application No: 
	3/2007/0062/P

	Development Proposed:
	Demolish house & barn and erect replacement dwelling at Ribblesdale House Farm, Blackburn Road, Ribchester, Lancashire for Mr A. Pye & Miss C. McCartney.

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections providing the house is sympathetic in size and position in relationship to nearby dwellings and that the materials match.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environmental Health Officer – No objections to this development but would recommend a desk study report assessing the potential for on site contamination and ground gasses prior to the commencement of development at the site.



	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 H14 – Rebuilding/Replacement Dwellings – Outside Settlements.

Policy SPG – “Extensions and Alterations to Dwellings”



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

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

An application to extend the original farmhouse into the adjoining barn was approved in November 2006, with the applicant proposing to create additional residential space, including a boot room, utility room and kitchen at ground floor level, and an additional bedroom with en-suite at first floor level, and to extend into and onto the lean-to building to the rear in order to create a breakfast room and porch area. This application seeks to replace the existing dwelling including the approved internal alterations with a slightly larger dwelling of a similar style and design befitting the area.

The property is situated within the open countryside and as such Policy ENV3 is applicable, as is Policy H14, which relates specifically to the replacement of dwellings in the open countryside. Of particular note is the requirement that any increase in the size of the property should not be excessive, and as a rule of thumb in open countryside the volume of the dwelling should not be increased by more than 70 cubic metres or 15% whichever is greater. The volume of the proposed replacement dwelling is approx. 1100 cubic metres, which compared to the existing volume of the dwelling at 873 cubic metres, is an approx. 23% increase in the volume. Policy H14 notes that these are imposed due to the stock of properties in rural areas generally being of a smaller nature, i.e. farm workers cottages e.t.c. Given that the existing property is already a large building, it is considered that the proposal is exempt from comparison with this section of the Policy.

As such, although the proposal exceeds the guidelines by a small amount, it is considered that by virtue of the following;

· The replacement dwelling proposed will be relocated on site, approx. 7m further from the adjacent dwellings,

· The replacement dwelling has been designed to retain many of the existing features of the farmhouse and the adjoining barn as well as creating a more modern living space,

· It is sympathetic in size and design compared to the nearby adjacent dwellings,

· The existing dwelling and barn are of no real architectural merit and are generally in a poor state of repair, and their replacement will cause no significant loss to the area, and

· The development will recycle the existing materials on site,

it is considered that its replacement will have no significant detrimental impact to either the original character of the building or the visual amenities of the open countryside settings.

In terms of the effect on the countryside setting, the proposed alterations and the extension will be constructed using local stone and natural slates, which will enable them to blend in with the existing dwelling, and as such it is considered that it complies with the relevant Policies and on the basis of this, 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: 30/01/2007














