Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MO/EL

	Application No: 
	3/2007/0244/P

	Development Proposed:
	Replacement dwelling (resubmission) at Orchard Cottage, Hollins Farm, Sabden

	CONSULTATIONS: Parish/Town Council

	Parish Council - No observations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor): No objections



	CONSULTATIONS: Additional Representations

	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



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

	This planning application is a resubmission of 3/2006/0820/P seeking planning permission for a replacement dwelling.  The existing building stands on a sloping site with the front elevation appearing as single storey and rear elevation, two storey.  The building’s origins appear to be as a barn or coach house serving Hollins Farm, however, it is now in a poor state of repair.  There are two neighbouring properties, namely Hollins Farm, to the south-west, and Hollins Barn (a recent barn conversion) immediately to the north.

The new dwelling would continue to appear as single storey at the front and two storey at the rear and the footprint of the building and location on site will remain the same as existing.  The new height to eaves (when viewed from rear) would be approx. 5.1m and height to pitch approx. 7.2m.  The volume of the new dwelling represents an increase of approx. 21% (excluding basement) and this is considered acceptable having regard to visual impact on the surroundings.  The front elevation would maintain the appearance of a barn with a central wagon door opening and two small windows on either side.  The rear elevation has been treated in a much more radical way with a large amount of glazing, in 5 strips, with the central atrium being completely glazed.  Therefore, the front elevation will appear traditional, which will be in-keeping with the farmstead, whilst the rear will appear modern.  In my opinion, this modern treatment of the rear will make an interesting architectural statement however in the wider landscape it will not be especially prominent (other than long distance views from Whalley Road to the south).

In terms of the impact on the two neighbouring properties, the replacement dwelling would maintain the status quo in relation to both overlooking and loss of light and the impact on the neighbour’s is considered acceptable.

PTO

Access arrangements would remain the same.

It is for the above reasons that I 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 or be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














