Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: JM/EL

	Application No: 
	3/2008/0660/P

	Development Proposed:
	Demolition of existing dwelling and garage and construction replacement dwelling and garage at Providence House, Preston Road, Ribchester

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Highway Authority – No formal response but advise verbally no objections subject to safeguards regarding the highway arrangement.

Lancashire County Council – Archaeological – No objections subject to imposition of a condition requiring a written investigation of archaeological records.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.



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

	This proposal seeks to demolish the existing two storey dwelling which is of stone wall and slate roof and replace it with a similarly sized dwelling utilising timber cladding and slate roof.  The garage is to utilise stone and slate from the original farmhouse which is to be demolished.  The proposal has been submitted as part of a eco home in relation to the code for sustainable homes.  The aim is to achieve a level 5 status and this will be incorporated via renewable policies such as ground source, heat pumps and wood pallet burners as well as location of solar collectors on the façade of the building.  

The design reflects the proportions of an old barn and although the design is not visible in the immediate locality there are some timber stables and modern agricultural buildings that would be visible from the site and as such I consider that its relationship with the surrounding buildings would make this acceptable.  The building is set back from the highway and as such although on a main road location would be reasonably well screened.  The garage is to be located at the front of the building which would also ensure that there is some relationship with local materials.  The height and massing of the building is of a similar proportion to buildings in the locality.  

I consider that the building is within its own grounds and although this would involve the use of materials not in the immediate vicinity, I do not believe it will detract from the locality.  It is separated from the adjacent listed building so would not have an effect on the setting of the listed building.  

In relation to residential amenity, the development itself would not have any adverse impact on adjacent properties.   



	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 September 2008














