Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2009/0147/P

	Development Proposed:
	Replacement dwelling at Higher Greystoneley Farmhouse, Whitewell, Clitheroe, Lancashire.



	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy H14 – Rebuilding/Replacement Dwellings – Outside Settlements.



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

	The application seeks consent for a replacement dwelling within the A.O.N.B. The existing property is a traditional stone built farmhouse that has had consent for a two-storey extension and detached garage – neither of which have been implemented. The overall site has been the subject of development in recent years with the adjacent barns either side of the farmhouse having been converted to dwellings.

With regards to the principle of a replacement dwelling, the proposal complies with Policies G1, G5 and H14, and as such the main issues when assessing this scheme is in regards to any potential impact on nearby neighbours, and the overall visual impact of the proposal on both the street scene and on the site as a whole as it lies within the Forest of Bowland Area of Outstanding Natural Beauty.

The replacement dwelling would have approximate dimensions of 15.8m x 8.5m x8.3m to the apex of its pitch providing accommodation over three floors. The attached double garage would have approximate dimensions of 8m x 6.9m x 4.8m to the apex of its pitch incorporating a utility room along with the double garage. It would be of stone and slate construction with a design that mirrors the traditional farmhouse it is replacing. Having regard to plan policy, I am of the opinion that in its proposed form, the proposal is in accord with the requirements of Policy H14 and whilst the loss of a traditional farmhouse is regrettable, its replacement would not prove significantly detrimental to the visual amenities of the A.O.N.B. in which it is set.

With respect to any potential impact on the amenity of nearby neighbouring properties, the house has been sited further away from the nearby properties and orientated in a way that it will actually improve privacy levels.

Bearing in mind the above, it is considered that its replacement dwelling and garage building will have no significant detrimental impact to either the visual amenities of the area, the adjacent residential properties or on the setting of the Forest of Bowland Area of Outstanding Natural Beauty. As such it is considered that it complies with the relevant Policies and on the basis of this, 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: 21/04/2009














