Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/JS

	Application No: 
	3/2007/0256/P

	Development Proposed:
	Replacement dwelling at Feazer Cottage, off Fell Road, Waddington

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No observations received.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.



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

	This application seeks consent for a replacement dwelling within the AONB .  Feazer Cottage is a two storey dwelling attached to the farmhouse with the intention being to detach the dwelling but in its rebuilt form maintain the same ridge height as the farmhouse.  Approximate overall dimensions of the replacement dwelling are 19m x 12.7m x 6.7m in height incorporating design features such as lean-to and cat slide roof.  In its rebuilt form it would be set approximately 900mm from the farmhouse but still within the established curtilage area.  Policy H14 of the Plan provides for replacement dwellings outside settlement limits but guards against excessive increases in size.  The design and access statement that accompanies the submission qualifies that the replacement dwelling would increase the cubic capacity of the existing dwelling by approximately 36% which is over the indicative threshold expressed in Policy H14.  However, regard should be had to the visual impact of the scheme and whether it would make a positive contribution to the qualities of the AONB.  In my opinion there would not be any harm to visual amenity from this scheme;  the further remaining matter is residential amenity.  The only aspect of the scheme which may have an impact on the adjacent farmhouse is the dining room which has a lean-to projecting beyond the building line of that property.  The plans denote windows facing across the rear of the farmhouse but there is a stone wall currently on this boundary division.  Provided that this wall remains in situ I do not believe there would be any significant detriment to neighbouring amenity and 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: 














