Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/CMS

	Application No: 
	3/2010/0521/P

	Development Proposed:
	Replacement dwelling at The Hawthorns, Rimington Lane, Rimington

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections on highway safety grounds.

Environment Agency – N/A.



	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 H14 - Rebuilding/Replacement Dwellings - Outside Settlements.



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

	Consent is sought for a replacement dwelling at a site within land designated open countryside in the Ribble Valley Districtwide Local Plan.  Presently there is a detached bungalow on site with this scheme proposing to erect a substantial two-storey stone built property positioned centrally within the extensive existing residential curtilage.  The house as revised would have overall approximate dimensions of 16m x 9.2m x 8m to the apex of its pitch.  On the front elevation would be a centrally positioned two-storey porch with a lean-to wraparound single storey extension to the south-east corner (extending approximately 4.7m beyond the rear building line) and to the other side a projecting single storey bay to the sitting room.  The existing access point onto the highway would be utilized with a drive, turning space and parking provision for 2 cars to the east of the house.

In assessing the appropriateness of this scheme it is important to have regard to the principle of development, visual amenity, highway safety and impact on any neighbouring properties.

The site is within open countryside and thus in terms of replacement dwellings, Policy H14 of the Districtwide Local Plan applies.  This provides for such development in the open countryside subject to a number of criteria being met.  In this instance the residential use has not been abandoned and no additional curtilage is to be provided.  Thus the key considerations are visual impact, increase in size and general terms of Policy G1 of the plan.  As originally submitted the dwelling was to be approximately 9.5m to the apex of its pitch and this was considered too tall to the detriment of the visual amenities of the area.  Negotiations resulted in an amendment to a height of approximately 8m and this is considered more appropriate to the locality.  The County Surveyor has raised no objections on grounds of highway safety, nor do I consider that any neighbouring properties would be significantly affected by the scheme’s implementation.  On the basis of this, I am satisfied that the scheme accords with plan policy and would not prove significantly detrimental to the amenities of the area.  I 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: 16 AUGUST 2010














