Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/JS

	Application No: 
	3/2010/0586/P

	Development Proposed:
	Demolition of the existing dwelling and replacement with a new dwelling  (Resubmission) at The Chalet, Lower Newhouse Farm, Cross Lane, Waddington

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objection in principle on highway safety grounds.  

Environment Agency:  No objection in principle.



	CONSULTATIONS: Additional Representations.

	One letter had been received which, whilst not objecting to the development, trust that the proposed development will not compromise the ability of the farm holding at Newhouse Farm, to adhere to legislation and farming standards concerning buildings for their holding.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H12 - Curtilage Extensions.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.



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

	This application details the proposed replacement of a dwelling within the AONB.  The property is situ is a chalet bungalow of modest proportions on a concrete base with overall approximate dimensions of 8.6m x 5.8m x 3.5m in height.  To its northeast is a small timber shed with a stone wall clearly defining the boundary to the curtilage to the east.  The rear of the garden is defined by a stream and hedgerow and to the west (4.5m from side elevation) and south (6.5m from front elevation) by woven timber fence panels.  The site is accessed by a single width track leading from Cross Lane with Lower Newhouse Farm set approximately 60m to the west.  The land falls away in a southerly direction with the definitive right of way network aligning the site’s proposed southern boundary.  The scheme is a resubmission following a refusal under 3/2010/0124/P as there were two key issues of concern, namely the extent of garden curtilage and size of replacement dwelling.  

The dwelling, as revised, is still designed as an irregular cross in plan.  The overall length of the building west to east is now 13.3m and the ridge height west to east is 6.1m and 5.9m for each wing respectively.  This is a reduction from the previous submission and I am of the opinion that the scale of development now reflects more closely the requirements of Policy H14 of the Districtwide Local Plan.  Construction materials would be natural stone with natural blue slate roof and I am of the opinion that the works would not prove significantly detrimental to the visual character of the AONB.  

In respect of curtilage the area is now limited to the established curtilage of the existing property apart from the area to the west immediately adjacent to the track.  However, in order to create a more regular pattern of curtilage than exists at the moment, an area of parking to the front of the property has been swapped for this area to side.  Thus, whilst the actual boundary lines of garden area are different the overall extent of land is the same and provides a more appropriately shaped site in which to position the replacement dwelling.

Therefore, having carefully assessed the revised scheme, I am of the opinion that the previous reasons for refusal have been satisfactorily addressed and that planning consent should now be granted. 



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














