Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS

	Application No: 
	3/2008/0240/P

	Development Proposed:
	Proposed replacement Brookside Cottage and new larder for Dobsons Farm at Brookside Cottage, Grunsagill, Tosside

	CONSULTATIONS: Parish/Town Council

	Parish Council – Comments that the angle of the new proposal seems at variance with the existing building otherwise, no objection.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV2 - Land Adjacent to Area of Outstanding Natural Beauty.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.



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

	Brookside Cottage is located on the north side of the road, to the east of the bridge over Grunsagill Beck.  The site is just outside the Area of Outstanding Natural Beauty whilst land on the south side of the road is within the AONB.  Brookside Cottage is a rendered property which, effectively, is attached to the rear of the stone built cottage, Dobsons Farm.  The larder of Dobsons Farm effectively protrudes into Brookside Cottage.  This gives a somewhat unsatisfactory internal boundary arrangement.

Planning permission is sought for the demolition of Brookside Cottage (including the larder of Dobsons Farm) and its replacement with a detached dwelling with a slate roof.  The larder for Dobsons Farm would be replaced in the form of an extension on to the eastern gable elevation of Dobsons Farm.  This extension would be of stone construction with a lean-to slate roof.  I can see no objections to this secondary element of the proposal.

The main element of the proposal, the replacement dwelling, comprises a three bedroomed detached house of simple cottage design.  Its front and most visible side elevation would be of stone construction, with the other two elevations being rendered, and it would have a natural slate roof.  This choice and distribution of materials on the respective elevations would match the existing two storey garage/studio within the garden of Brookside Cottage which has a stone front and render to its other three elevations, which was built following planning permission 3/2004/0112/P.  

As there are no windows in the existing exposed part of the rear elevation of Dobsons Farm, the new dwelling would not have any detrimental effects upon the privacy of that property.  The owner of Dobsons Farm has informed the case officer that he actually welcomes this proposal.

The angle of the new dwelling (as referred to by the Parish Council) pays regard to the siting and orientation of the garage/studio and, in my opinion, will produce an appropriate and satisfactory visual relationship between the three buildings which would then comprise the group.  

The replacement dwelling, in my opinion will represent a visual improvement on the existing  property which has rendered elevations and is in a poor state of repair.  The replacement dwelling is also not excessive in size.  For these reasons, I consider that the proposal complies with Policy H14 of the Local Plan.

Overall, I can see no sustainable objections to this application and I therefore 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: 12 MAY 2008














