Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2007/0605/P

	Development Proposed:
	REPLACEMENT DWELLING OVER FOOTPRINT OF EXISTING BURNT OUT SHELL OF EXISTING DWELLING (RE-SUBMISSION) AT COLLINSONS FARM, HIGHER RAMSGREAVE ROAD, RAMSGREAVE

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No representations yet received on this application, but, in relation to the original application 3/2006/0738/P, he had no objections subject to a Note being put on the planning permission, suggesting that the applicant gives consideration to the implementation of a scheme of highway safety improvements.  Such a Note was put on that planning permission, and can be repeated on this one in the event of planning permission being granted.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV4 - Green Belt.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.



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

	Collinsons Farm is located on the south side of Ramsgreave Road in a rural, open countryside/green belt location between Ramsgreave and Mellor.  The original dwelling comprised a typical two storey cottage with an attached barn.  Much of the barn collapsed some years ago, although the front elevation remained largely in tact, and the house was destroyed by fire in 2006.

In November 2006 planning permission was granted for a replacement dwelling with an attached double garage.  The approved replacement house was on the footprint of the then existing barn, and the garages were on the footprint of the original dwelling.  The design of the approved dwelling is a two storey cottage type house, similar to the original house, and the external materials comprised natural stone with a natural slate roof.  It was considered that this represented an improvement on the original dwelling which contained a substantial amount of render.

As it was on the same footprint of the original house/barn, it was considered that the replacement dwelling proposed by 3/2006/0738/P would have no detrimental effects upon the openness of the greenbelt and would comply with Policies ENV4 and H14 of the Local Plan; and also that it would not have any detrimental effects on any nearby residents.

A bat survey of the original dwelling submitted with the previous application revealed that no bats were present.  A condition requiring compliance with the requirements of the bat survey report, however, was imposed on the previous permission.

Works on the replacement dwelling are at an advanced stage.  This current application seeks an amended house type in the form of the provision of rooms above the garage.  The ridge height of the main house is 8.7m, the ridge height of the garage as approved is 5.5m and the ridge height of the garage with rooms above, as now proposed, would be 7.5m.  There would therefore still be an appropriate difference in the ridge heights of the two parts of the building.

As amended, I consider that the proposal would still not seriously detract from the openness of the greenbelt, and, again, would have no seriously detrimental effects upon any nearby residents.  As such, the proposal would again comply with Policies G1, EN4 and H14 of the Local Plan.

Although the original dwelling has now largely been replaced, the requirements of the ‘bat’ condition are ongoing.  An amended version of that condition will therefore be required, and I also propose to repeat the Note concerning access improvements which was imposed on the original planning permission.  Subject to this, I can see no objections to the amended house type.



	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: 23 JULY 2007














