\Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2007/1157/P

	Development Proposed:
	PROPOSED REPLACEMENT DWELLING OVER FOOTPRINT OF EXISTING BUNGALOW (BUNGALOW TO BE DEMOLISHED) AT KEYFOLD, 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) – N/A.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.



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

	Keyfold is a bungalow which was constructed, probably in the 1970’s as a replacement for the dwelling which originally occupied the site.  The bungalow is of no architectural merit and is constructed of a mixture of facing bricks and artificial stone with a tiled roof.  It is in a poor state of repair.  The existing bungalow is sited approximately 60m. away from the south side of Higher Ramsgreave Road on considerably lower ground, which continues to slope downwards across the open fields to the south, towards the Borough boundary with Blackburn and Ramsgreave Drive.

The site is within the green belt.  The existing bungalow is not particularly visible from Higher Ramsgreave Road, but it is visible when viewed from the lower ground to the south.

Permission is sought for the demolition of the bungalow and its replacement with a two storey house, but of a design whereby the first floor accommodation is within the roof space with the light provided by gable windows, piked roof dormers and roof lights.  It would cover the footprint of the existing bungalow but would be slightly larger (existing maximum dimensions of 14m x 7.5m and proposed maximum dimensions of 17.5m x 9m).  The extra length of the building would be in the form of a lower section comprising ground floor accommodation with an en suite to one of the bedrooms within the roof space.  The main part of the building would have an eaves height of approximately 3.8m and the ridge height of approximately 7.9m.  The external material would be natural stone with a natural slate roof, and natural stone heads, cills and jambs are proposed for all openings.

I consider the design and external materials of the replacement dwelling to be a considerable improvement on the existing bungalow.  I also consider that, although slightly larger and higher, the replacement does not represent an excessive increase in the size of the existing.  I therefore consider that its impact on the landscape will be acceptable and it will not seriously detract from the openness of the green belt.  The curtilage will remain as existing.  As such, I consider that the proposal satisfies the requirements of Policies G2 and H14 of the Local Plan.

There are no neighbours close enough to be affected by the proposal and, as the existing access is to be used, there are no highway safety implications.

Overall, I can therefore see no objections to this application.

A bat survey of the existing bungalow concludes that bats do not use the building.



	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: 11 JANUARY2008














