Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/EL

	Application No: 
	3/2010/0128/P

	Development Proposed:
	Replacement house type (resubmission) at plot 2, site of former Smithy Garage, Tosside

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments received at the time of report preparation.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Originally objected but an amended plan has satisfied his requirements.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.



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

	The plans denote the erection of a two storey detached dwelling to the existing dwelling.  Consent has been granted previously under 3/09/0640/P for a dwelling in this location with the plans now submitted putting forward a different design.  

Approximate dimensions of the dwelling are shown now as 10.3m x 9.3m x 7.7m in height.  There would be an L shaped garage/orangery on the south and west elevation with a pitched roof single storey porch on the front elevation.  The plans have been revised since first submission to provide adequate parking facilities and reduce the ridge height of the dwelling from the 8.67m originally shown.  Construction materials would be natural stone and blue slate with UPVC windows.  

The principle of a new dwelling in this location has been established under the aforementioned planning consent and thus it is the visual impact of the proposed dwelling that warrants further consideration.  The design is a two storey dwelling with habitable rooms within the eaves, thereby forming a third floor.  It has a garden area which is irregular in shape and wraps around the rear of the holiday let to its north but again this is as previously approved and would not lead to any significant loss of privacy to future occupants of the holiday let.  In terms of potential overlooking from the new dwelling, I am mindful that the gable elevations facing towards the holiday let and adjacent dwelling do have window openings to habitable rooms.  However, given the orientation of the new dwelling and relationship to garden areas I do not consider that either of these units would be so significantly affected as to warrant an unfavourable recommendation.  The site does occupy a prominent position on the roadside with the development being clearly visible to those approaching Tosside via either Longtons Lane from the south or the B6478 from the west.  I am mindful that a ridge height of approximately 7.75m is higher than that previously approved at 7.26m which was roughly 1.2m higher than that of the existing dwelling on site.  In determining the previous application I concluded that a height of 7.26m would not appear significantly out of keeping with the area and raising this to 7.75m would not unbalance I consider so significantly affect the visual qualities to the area as to warrant a recommendation of refusal.  In order to lower the height of the ridge from that originally submitted, a dwelling with a shallower pitch has been put forward but given the varying roof profiles of the pitches of the dwelling to its side, I do not believe this would appear significantly out of keeping.  The scheme has been revised to address the concerns of the County Surveyor and thus having regard to all the above I 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: 














