Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/JS

	Application No: 
	3/2008/0408/P

	Development Proposed:
	Replacement dwelling and garage (revised scheme) Orchard Cottage, Hollins Farm, Sabden.

	CONSULTATIONS: Parish/Town Council

	Parish Council – No representations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.



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

	This application is a resubmission of 3/2007/0244/P which was a permission for a replacement dwelling.  The existing building stands on a sloping site with the front elevation appearing as a single storey and the rear elevation, two storey.  The building’s origins appear to be as a barn or coach house serving Hollins Farm.  However, at the time of consideration of the previous application it was stated that it was in a poor state of repair, and it is now partially demolished.  There are two neighbouring properties, namely Hollins Farm to the south west and Hollins Barn (a recent barn conversion) immediately to the north.

The previously approved replacement dwelling still appeared as single storey at the front and two storey at the rear and the footprint of the building and location on site remained the same as the original dwelling.  The volume of the approved dwelling represented an increase of approximately 21% and was considered acceptable having regard to visual impact on the surroundings.  In that previous approval, the front elevation maintained the appearance of a barn with a central wagon door opening and two small windows on either side.  The rear elevation, however, was treated in a much more radical way with a large amount of glazing, in five strips, with the central atrium being completely glazed.  Therefore, the front elevation appeared traditional and in keeping with the farmstead, whilst the rear would appear more modern.  In the opinion of the case officer at the time, this modern treatment at the rear would have made an interesting architectural statement, whilst in the wider landscape it would not be particularly prominent. 

In terms of the impact on the two neighbouring properties, the replacement dwelling would have maintained the status quo in relation to the considerations of over looking and loss of light, and the impact on the neighbour’s amenities was considered to be acceptable.  Access arrangements remained the same as existing.

In the Design and Access Statement submitted with this current application, the agents say that feedback from potential purchasers indicated that the contrast between the front and rear elevations was too stark.  Whilst the glazed atrium is accepted as a beneficial means of heating the house, the extensive use of glazed and particularly aluminium panels throughout the rear elevation is considered at variance with the style of the front of the property.  Accordingly, this current amended scheme proposed the deletion of some of the glazed panels and their replacement with a more traditional style of fenestration.

I consider the amended scheme to be a significant improvement in visual and design terms on the approved scheme.  The new scheme is also slightly larger than the approved development (by 1m at the eastern end) but the building remains basically on the same footprint such that its effects on the two neighbours does not change. 

Permission is now also sought for a flat roofed detached garage to the east of the replacement building which is to be served by a new driveway between Orchard Cottage and Hollins Farm Barn.  This would not have any detrimental effects upon the amenities of either of the neighbours or on visual amenity.

Overall, I consider the amended scheme to be acceptable with regards to all relevant considerations.  

I 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: 1 JULY 08














