Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2008/0922/P

	Development Proposed:
	Proposed demolition of an existing farm workers cottage and the erection of a replacement dwelling within the curtilage at Cottam House Cottage, Writtenstone Lane, Longridge

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV7 – Protected Species.

Policy H9 – Annex Accommodation.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.



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

	Cottam House Farm is located to the north of Knowle Green Road, Longridge to the east of Spade Mill Reservoir.  It is accessed via Writtenstone Lane and an access track.  There is an existing farmhouse, and a complex of farm buildings, which is not part of the application site.  

The application relates to Cottam House Cottage, which is a stone built cottage with large attached out buildings, which was definitely built prior to 1947 and is not therefore covered by any agricultural occupancy condition.  The cottage is in different ownership from the farm.  It is in a poor state of repair and would appear not to have been used for many years.  It is, however, structurally sound (although subject to water damage) and has all its internal fixtures and fittings.  The use as a dwelling has therefore not been abandoned.  

It is proposed to demolish the cottage and all of the attached buildings and to construct a house of random natural stone and natural slates on, basically, the same footprint as the existing buildings.  I consider the design, size and external appearance of the dwelling to be acceptable when viewed within the context of the buildings that it will replace.  There are no other dwellings close enough to the application site to be in any way adversely affected by the proposal, and there are no highway safety issues.  

The red edge is only relatively small, but the applicants have also purchased an adjoining field which is outlined in blue on the application plans.  I consider that a condition should be imposed to make it clear that the red edge is the authorised curtilage.

A bat/barn owl survey submitted with the application concludes that there is no evidence that these species occupy the existing buildings, but it is stated in the report, however, that ‘so long as the recommendations of the report are followed, the proposed work is unlikely to cause a loss of habitat or disturbance to bat species or barn owls in the local or wider area’.  David Hewitt, the Countryside Officer, has also commented that the mitigation measures comprised in the report must be fully adhered to.  In this particular case, therefore, I consider that an appropriate condition regarding this issue is necessary.  

Overall, subject to appropriate conditions, I consider the proposal to be acceptable and in accordance with the relevant policies of the Local Plan.  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: 26 November 2008














