Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: JM

	Application No: 
	3/2009/0132/P

	Development Proposed:
	Replacement dwelling and outbuildings at Squire House, Clitheroe Road, Knowle Green

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Not consulted.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV13- Landscape.

Policy H12 - Curtilage Extensions.



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

	This proposal seeks consent for the demolition of an existing two storey extended dwelling and some associated outbuildings with a replacement two storey dwelling located on adjacent curtilage land.  The proposal also involves an extension of curtilage as some of the existing land where the dwelling is to be located cannot be readily defined as curtilage but is more akin to a mixture of orchard and former agricultural land.  However, it is clear that where the existing dwelling is to be located there is an extensive residential curtilage and this land is to be restored to agricultural use as well as to have an agricultural building located in that area.  Currently on site there is a range of existing outbuildings some two storey, some single storey constructed of a range of materials incorporating timber and rendered blockwork as well as some stone and brick outbuildings.  The existing dwelling is of stone/slate construction and has some extensions at the rear and front is approximately 200m2 footprint with the outbuildings on site approximately 400m2.  The area is significantly wooded and as part of the scheme there would be removal of trees which has been the subject of detailed agricultural report confirmed to be acceptable via the Council's Countryside Officer.

The proposed dwelling which is currently located on former agricultural land and possible curtilage within the existing woodland area is to be a carbon neutral dwelling and predominately self contained for energy provision.  The plot has several existing outbuildings which are to be reorganised to form a court with a new replacement dwelling to the north of the outbuildings.  The outbuildings will accommodate a woodchip boiler which is to be used in connection with the development.  The scheme also improves the Green lane by removing the existing dwelling from the boundary of the bridleway and redefining some of the boundary treatment.  

The design of the building is square in plan and divided into three distinct blocks with the creation of three gables.  They are to be predominantly of timber with flat roof links which would have a zinc roofing material.  The maximum height of the buildings is approximately 10.5m and the maximum length of the building is approximately 21m and 17m in depth.  The building is significantly larger than the existing dwelling and as such would not be in full accordance with the policy in relation to replacement dwelling as it would be more than 40% of the original floor space but do not consider that given its design and location there would be significant harm to any visual impact.  As such, I am satisfied that the building would fit comfortably within the area and would also encourage more sustainable development by being a carbon neutral dwelling.  In terms of residential amenity there are no dwellings in a nearby vicinity to cause ay overlooking or any other issues.  

In conclusion, I am satisfied that this modern design is suitable in this location and still reflects some of the local vernacular material with the reuse of the stone from the existing dwelling on the boundary treatment for the field walls. Also the use of timber as a walling for the building is common on agricultural buildings.  

In order to ensure that there is only one dwelling it is important that the existing dwelling is demolished prior to occupation of the new dwelling and as such a planning condition and or unilateral agreement should be imposed.



	SUMMARY OF REASONS FOR APPROVAL: 

	The proposal in that it represents an appropriate form of development and also in 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: March 2009














