Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/JS

	Application No: 
	3/2007/0414/P

	Development Proposed:
	Demolition of existing bungalow with rooms in roof (leaving existing single storey rear kitchen/dining annex and conservatory) and replacing with two storey four bedroom dwelling at Otley, Alston Lane, Longridge, Lancashire, PR3 3BN for Mr & Mrs W. Holden.

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections providing that matching materials are used and that neighbours are consulted.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (LCC County Surveyor) – No LCC Highways observations.



	CONSULTATIONS: Additional Representations

	One letter from the next-door neighbour has been submitted, who has no objections to the proposal.



	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 Otley, a reasonably large, detached bungalow of brick, render and slate construction, set in large grounds, on the outskirts of the settlement boundary of Longridge as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998). The application seeks to replace the existing bungalow, albeit retaining the existing single storey rear, kitchen and conservatory extension, with a two storey, four-bedroom property.

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. 615 cubic metres, which compared to the existing volume of the dwelling at 470 cubic metres, is an approx. 31% 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 reasonably large property, it is considered that the proposal is exempt from comparison with this section of the Policy.

As such, although the proposal doubles what is considered acceptable as a rule of thumb in the guidelines, it is considered that by virtue of the following;

· The height of the replacement dwelling proposed will only be approx. 2.6m higher than existing due to the design and layout minimising the overall height,

· The proposed new dwelling will be less than 0.5m higher than the neighbouring dormer bungalow, and as such is considered to be sympathetic in size and design compared to the nearby adjacent dwellings,

· The actual footprint of the dwelling is being reduced in size by approx. 7%,

· The mixture of both two storey properties and bungalows in the area,

· The replacement dwelling has been designed to mirror many of the existing features of nearby dwellings in the area, as well as creating a more modern living space, and

· The existing dwelling is of no real architectural merit and is generally in need or modernisation, and its replacement will cause no significant loss to the area,

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 dwelling will be constructed using brick and natural slates to match the existing dwelling, which will enable it to blend in with other nearby dwellings, 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: 11/05/2007














