Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/JS

	Application No: 
	3/2010/0051/P

	Development Proposed:
	Replacement dwelling (resubmission) at Rowan Cottage, Old Clitheroe Road, Dutton

	CONSULTATIONS: Parish/Town Council

	Parish Council – No representations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Has no objections in principle on highway safety grounds as the plans indicate that unhindered sightlines and clear visibility splays can be secured as part of this proposal.



	CONSULTATIONS: Additional Representations.

	A nearby resident (who also owns land adjoining the application site) originally expressed concerns about possible breaches of private covenants and a possible curtilage extension.  Following correspondence between the neighbour and the case officer, and a meeting between a neighbour and the applicant, the neighbour has confirmed that these issues do not represent objections to the planning application, but fall to be considered separately.  The neighbour has actually confirmed in one email that the proposed dwelling per se  is not a problem to him as the designs etc look fine.  



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.



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

	Rowan Cottage comprises a two storey stone built cottage within a curtilage which also includes a two storey dilapidated stone outbuilding which was last apparently used as garaging and storage.  It is situated on the north side of Old Clitheroe Road and has vehicular access from a metalled lane running north which also serves two farms.  

Planning permission has been granted for the demolition and rebuilding of the outbuilding so that it would appear very similar to the original (3/2008/0345/P).  The approved replacement building was to be in the same position as the existing with a similar layout and similar openings (although some new openings were approved).  No works were carried out in respect of that permission.  Subsequently, permission was sought and granted for a single storey extension to link the house to the outbuilding, two storey porch and reconstruction of the domestic outbuilding to provide garaging and a bedroom above (3/2008/1041/P).  Again, no works  have been carried out with regards to the implementation of that permission.  If that permission (which is still extant) was to be implemented, it would result in a dwelling with a front elevation approximately  27m long but comprising two storey elements at each end and a single storey link in the middle, with the link providing some relief in the massing of the building. 

P.T.O.

Previous application 3/2009/0783/P then sought planning permission for the demolition of the existing cottage and the outbuilding and the construction of a two storey dwelling on the approximate footprint of the dwelling that would result from the implementation of permission 3/2009/0783/P.  Due to its particular design details, and a full 2 storey height 24m. long front elevation, the replacement dwelling in that application was considered to be inappropriate in this Area of Outstanding Natural Beauty location.  The applicant chose to withdraw that application and submit this current application following pre application discussions with the case officer.

The new design was encourage to be in the style of a traditional cottage and have a lesser visual impact from the front elevation.  Rather than the previously proposed elongated rectangle, the dwelling now proposed is ‘T’ shaped in plan.  The front, north and rear elevations present gable ends, and the south elevation displays two chimney stacks with minimal glazing. The front elevation now has an overall length of 17m. 

In the amended Design and Access Statement submitted with the current application, the agent considers that this has achieved the intentions of a less imposing, more cottage style dwelling, by reducing the length of the frontage and simplifying the plan shapes so that only one gable is visible.  The existing cottage has natural stone walls and a blue slate roof.  The proposed replacement would also have natural stone walls and natural sandstone flags to the roof, although precise details of these materials have not been submitted with the application.  

I concur with the agent’s comments and consider that the size, design, shape and external materials of the dwellings now proposed would overcome the objections to the previous application.  As such, I can see no objections to the application subject to appropriate conditions. 

A bat survey report submitted with the application (that relates to both the existing cottage and the outbuilding) concluded that no evidence of past or current use of the house by bats for roosting or hibernating could be found, and that there is a very low risk to bats in the barn.  Nevertheless, a mitigation strategy was included in the report.  A condition requiring compliance with that strategy would be appropriate.  A further condition could also address the concerns of the nearby resident relating to a possible extension of the residential curtilage.  A further condition should require the submission for approval of precise details of the proposed external materials.  



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed replacement dwelling would not have any detrimental effects upon the appearance or character of the Forest of Bowland Area of Outstanding Natural Beauty, the amenities of nearby residents or highway safety. 



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














