Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: JM

	Application No: 
	3/2009/0051/P

	Development Proposed:
	Replacement dwelling used by existing building as garage and annex at Dudland Hollins, Gisburn Road, Gisburn

	CONSULTATIONS: Parish/Town Council

	Parish Council – The proposed new building no objection subject to the following reservations.

1. The proposed new building is too big in comparison with what it is replacing.

2. The proposed new building is not traditional and the existing building is more in-keeping with the landscape.

3. Allowing this application will send out a message that it is fine to demolish traditional farmhouses and replace them with modern homes.

Having discussed the observations with the Parish Council they do not wish this to be seen as an objection.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections

Environment Agency - No objections subject to certain technical requirements.



	CONSULTATIONS: Additional Representations.

	No representations have been received from the neighbour notification or public notice as a result of the impact on the footpath.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.



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

	The main issues to consider in relation to this application relates to the visual impact caused by the replacement dwelling as well as the demolition of the existing residential unit.  There are no nearby properties and as such there are no amenity issues in relation to this replacement dwelling.  The building to be demolished is of a stone and tile construction and of a simple architectural design with the main elevation at the rear of the building.  It is evident that the building has been the subject of some defects caused by its proximity to the adjacent stream that lends to periodical flooding of this building.  It is recognised that it may be possible to make good the defects but the extent of rebuilding would appear to be excessive.  The applicant has been asked to consider suitability of utilising the building as part of the overall scheme but has not been able to design a scheme to include the building.  As such the application must be considered having regard to the replacement dwelling policy. 

The new building is a three bedroom farmhouse design orientated in the same direction as the existing house.  It is located away from the brook to avoid flooding.  It is constructed of random coarsed stone with stone mullions.  The design incorporates two stone chimneys and a natural stone slate roof.  There is also a single storey kitchen building.  The building will be linked by a single storey structure to serve as a gym which in itself would then be linked to a shippon type building which will create garaging space for the house.  In essence it forms a U shaped or court shaped development with the main house being of a traditional design but will be the dominant visual building.  

The main building, which although significantly larger than the existing structure, I am of the is of similar proportions to the original house. The outbuildings and link buildings are designed to be subordinate to the main dwelling. I note the concerns of the Parish council and I am aware that the overall built development is in excess of the general guidance note in relation to the Policy H14 on replacement dwellings but I am satisfied that this would not have an adverse impact on the setting and locality. To minimise any impact I consider it appropriate to remove permitted development on future extensions and outbuildings. 

The application has been advertised as the development would have an impact on a local footpath. A formal application is to be submitted to divert the footpath. I am of the opinion that the footpath affected is a minor path and can easily be diverted without any significant impact on the local footpath network.



	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.
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