Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2009/0841/P

	Development Proposed:
	Replacement dwelling, revised scheme incorporating garaging, garage courtyard, adjustments to drive and entrance gates at Denisfield House, Rimington Lane, Rimington

	CONSULTATIONS: Parish/Town Council

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

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Has no objections to this proposal in principle on highway safety grounds.

From the site plans and layout provided it is apparent that the significant improvements are proposed at the access with Rimington Lane.  However, it would be useful for clarification if a plan could be provided that was specific to the access, as the existing proposals are somewhat masked by the tree line.

Environment Directorate (County Archaeologist) – The County Archaeological Service has studied this application and has no comments to make.

Environment Agency – N/A.

	CONSULTATIONS: Additional Representations.

	No representations have been received.



	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 site of the former Denisfield House (now demolished) is in an isolated location within the open countryside on the north side of Rimington Lane to the west of the village of Rimington.  The curtilage of the former dwelling is at the northern end of an approximately 100m long access driveway.  The land on both sides of the driveway (ie between the curtilage and the road) is agricultural land, which will remain unaffected by the application.  The northern (rear) site boundary is very well screened by existing trees and hedges.  There is also existing tree screening on the front part of the curtilage.  There are no other dwellings in the immediate vicinity of the site. 

Application 3/2007/00005/P sought permission for the demolition and replacement of an existing dwelling in an isolated location within the open countryside.  As such, it fell to be considered against the general development control, visual amenity requirements of Policies G1 and ENV3 of the Local Plan and the specific requirements of Policy H14.  That application was considered to comply with those policies and planning permission was therefore granted subject to conditions.  Subsequent applications for amended house types (3/2008/0895/P and 3/2009/0184/P) have also been approved subject to conditions.

As originally submitted, previous application 3/2009/0184/P included a detached garage.  This, however, was deleted from the proposal prior to the determination of the application because of potential detrimental effects upon some of the existing trees on the site.

This current application is again, effectively, a substitution of house type.  The proposal is therefore acceptable in principle.

The main two-storey part of the building and the single storey element on its western side remain the same as in the most recent permission.

In that previous permission, there was also a single storey element on the rear part of the eastern side elevation.  In this current application it is proposed that that extension projects further to the rear (so that it would be similar in size to the approved extension on the western side).  Attached to the side of the extension, would be a six-car garage with additional living accommodation in the roof space.  In front of the garage block would be a parking courtyard surrounded by an approximately 2m high boundary wall.

The garage and courtyard are set further back on the site, and further away from some of the existing trees, than the detached garage that was deleted from the most recent previous application.

Unlike that previous application, a comprehensive Arboricultural Impact Assessment has been submitted that does recommend the removal of a number of trees, some that are necessary to implement the development and others that are due to the poor condition of the trees.  It is also stated that a number of new trees would be planted.  The Countryside Officer concurs with the findings and recommendations of the Assessment and has no objections to the application subject to conditions relating to the protection of trees that are to be retained, and a landscaping condition.

As originally approved, the façade of the replacement dwelling was to be built using the reclaimed and retained stone of a demolished listed building, Sandown Hall.  The quality of that stone, however, has deteriorated, and it is now proposed that the whole of the dwelling be constructed using new natural stone, a sample of which has been submitted to the Council and considered to be acceptable.  The roof will be natural blue slate as previously approved.

The position of the existing driveway will be slightly adjusted and new entrance gates are now included for the first time in this current application.  An avenue of lime trees is proposed on either side of the driveway.

I consider the garage courtyard arrangement now proposed to be appropriate for the classical villa design of the approved dwelling.  With appropriate tree retention/protection and the new planting, through the imposition of conditions, the whole development (ie including the slight adjustment to the drive and the entrance gates) would not, in my opinion, have any seriously detrimental effects upon the appearance of the local landscape.

Therefore, subject to appropriate conditions, I can see no sustainable objections to this application.

	SUMMARY OF REASONS FOR APPROVAL:

	The proposed replacement building will not have any seriously detrimental effects upon the appearance of the locality.

	RECOMMENDATION: That conditional planning permission be granted.
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