Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2008/0670/P

	Development Proposed:
	Proposed Replacement Dwelling at ‘Salcombe’, Longsight Road, Clayton-Le-Dale, Blackburn, Lancashire, BB1 9EX.



	CONSULTATIONS: Parish/Town Council

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



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor – No objections to the application in principle on highway safety grounds.



	CONSULTATIONS: Nearby Residents

	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.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	The application relates to a detached, two storey property on the A59, Longsight Road, that lies between two residential properties. The site lies on land designated as open countryside as defined by the Ribble Valley Districtwide Local Plan.

The application seeks permission for a replacement dwelling, albeit more centralised within the site. As the site lies within open countryside, the application falls to be considered against the requirements of Policy H14 of the Local Plan. This states that the rebuilding or replacement of dwellings will be permitted in such locations subject to the following criteria:

1. The residential use of the property should not have been abandoned;

2. The impact on the landscape will be assessed in relation to that of a new dwelling. As such very careful consideration to design and use of materials must be made. In addition, excessive increase in the size of property will not be permitted; and

3. The terms of Policy G1 will apply.

With regards to Criteria 1, as the property has been in use as a dwelling in the last six months, this is satisfied. With regards to Criteria 2 and 3, the following must be taken into consideration. The current two-storey property and garage sit approx. 21m from the edge of the sites boundary with the A59. The dwelling has a total floor area of approx. 138.5 sq.m. (detached garage to the rear to be demolished included), it measures approx. 13.1m wide (attached garage included) and has a height of approx. 7.4m to the roof ridge. The dwelling proposed will have a total floor area of approx. 193.88sq.m. including the detached garage to the side (approx. a 71% increase in floor area), will measures approx. 14.2m wide and will have a height of approx. 8.5m to the roof ridge (approx. 1.1m taller than the existing). The proposed dwelling is of a modern design, to be constructed in stone with a slate roof, and is not dissimilar to other replacement dwellings built in this vicinity. Bearing this in mind, it is considered that whilst the style may appear grand in comparison with the existing property on site, the proposed dwelling would not look out of place in this countryside location. It has been carefully designed to blend in by virtue of the materials proposed and the low eaves of the property, and in order to have as minimal an impact on the streetscene as possible, has been sited no nearer Longsight Road than the existing dwelling. A bungalow has recently been completed on the site adjacent at Romani, and the scheme hereby submitted is considered to complement the design and style of the adjacent property, and by virtue of the distances between the new dwelling and those on either side, I do not consider there to be an impact on the amenity of these neighbours.

As such, bearing in mind the proposal accords with the relevant Policies, the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 20/08/2008














