Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/JS

	Application No: 
	3/2009/0933/P

	Development Proposed:
	Replacement dwelling at Salesbury Hall Farm, Salesbury Hall Road, Ribchester

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections. 

County Archaeology - No objections.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy H9 - Extended Family Accommodation.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.



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

	This application details a proposed replacement dwelling at Salesbury Hall Farm which is set within land designated open countryside and to the immediate south east of the complex of farm buildings that has been redeveloped for employment purposes.  

Consent was granted originally under 3/2007/1048/P for the conversion of the building and a replacement dwelling but the scheme put forward here significantly changes the design of the dwelling and is best described in its component parts as follows:

Dwelling

The plans show a main dwelling with approximate overall dimensions of 14.7m x 11.5m (incorporating two ground floor rear bay windows) x 9.3m in height.  To its south west gable would be a modest two storey ground floor garden room with additional accommodation above which has been revised since original submission to a design which is more in keeping with the rest of the building.  Dimensions of this element are 3.4m x 5m x 7m to the apex of its pitch.  To the front of the dwelling would be a lean-to porch and single storey study.  Construction materials are shown as stone under a slate roof.

‘L’ Shaped Garage Block

Attached to the north east gable it is proposed to erect an ‘L’ shaped two storey extension with overall approximate dimensions of 19.7m x 15.6m x 6.6m in height.  The ground floor would have two garages and general store with play room above which has an integral link to the first floor of the main dwelling.  The works would also provide an annex unit accommodation (essentially a self contained flat) that has an internal doorway into the playroom above the garaging.  Construction materials would be stone and slate with timber doors and windows.  

Stables

To the north of the proposed house is an existing large agricultural building that has been retained as part of the overall site development for estate management purposes.  This scheme seeks to provide a lean-to extension in order to create stables and tack room for personal use by the occupants of the proposed replacement dwelling.  

Link Corridor

In order to link the various units together it is proposed to erect a pitched roof slate canopy/drive through supported on timber posts between the tack room and main dwelling.  

In assessing the appropriateness of these works I am mindful of the guidance offered in Policies H9 and H14 of the Districtwide Local Plan as well as the need to consider their visual impact.  The scheme has been designed using materials that are appropriate to the area and that match those used on the redevelopment of the farm complex.  The size of dwelling proposed does exceed that granted under the previous consent and when considering all the various aspects detailed above is beyond the indicative size threshold as outlined in the supporting text Policy H14.  However, when assessing the impact on the landscape I consider that no significant detriment will be caused to the visual qualities of the area.  Whilst this is an area of open countryside,  the site forms part of a wider complex of buildings of substantial size – agricultural, office and dwelling to the opposite side of the road – and thus I do not consider the scheme would in visual terms stand out as being overlarge or, indeed, harmful.

With regard to the annex accommodation I am of the opinion that a suitably worded condition could prevent this from becoming a separate residential unit.  The stables are for private use by the applicant and, thus, there would not be any potential conflict between the dwelling and that use.

Therefore, having very carefully considered the above, I am of the opinion that the scheme would not prove significantly detrimental to visual amenity and thus 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 or be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














