Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS

	Application No: 
	3/2011/0302/P

	Development Proposed:
	New detached house at Ribble View Farm, Alston Lane, Longridge

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal on the basis that the dwelling will replace the existing dwelling on the site.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	A letter has been received from the owner of the adjoining dwelling who has no objections to the application subject to the imposition of a condition stating that the existing dwelling will be demolished thus avoiding any further planning applications once the new build is complete to relocate the garage and maintain the original house.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy G5 - Settlement Strategy.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.



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

	Ribble View Farm is approximately 2 miles to the south of the Longridge at the end of Alston Lane and in close proximity to the River Ribble.  It is in the open countryside as defined in the Ribble Valley Districtwide Local Plan.

The farm comprises a semi-detached dwelling and a number of agricultural buildings, although neither of the buildings nor the surrounding land are part of an agricultural holding.  The dwelling ie believed to date from the early 1930’s and has white painted elevations and a natural slate roof.  It has little architectural merit, and is inferior to the original Victorian farmhouse to which it is attached.

Planning permission was granted in August 2008 for a proposed horse breeding facility at this property, comprising stabling, indoor arena, workshop and parking area (3/2008/0454/P).  An associated application 3/2008/0499/P sought permission for the demolition of the existing dwelling and its replacement with a detached two-storey house with a detached double garage.  Both buildings were to be of coarsed natural stone construction with natural slate roofs.  The size and design details of the replacement dwelling were considered to be acceptable.

As originally submitted, there were concerns in relation to application 3/2008/0499/P about the effects of the siting of the replacement dwelling (ie considerably forward of the neighbouring property) on the privacy and general residential amenities of the occupiers of that adjoining dwelling.  The applicants discussed this issue with their neighbours, and amended plans were received which reflected an agreement reached between the two parties.  The dwelling was still to be sited forward of the neighbouring property but by a much reduced distance such that it would not seriously harm the amenities of the adjoining residents. 

As amended, and subject to appropriate conditions, that previous application was considered to be acceptable with regards to its effects upon the appearance of the open countryside locality and also from the amenities of the only adjoining property.  Also, partly through the removal of an unattractive addition to an attractive Victorian Farmhouse, the proposed demolition and rebuilding also satisfied the intentions of Policy H14 of the Local Plan.

Permission was therefore granted subject to conditions.

This current application seeks permission for a detached house with a detached triple garage.  In general terms, the scale, design and external materials of the proposal are similar to the previously approved scheme.  The differences, however, are as follows:

1.
The triple garage is the same size and design as originally approved but it is to be sited approximately 4m to the north of its previously approved position.

2.
As originally approved, the western side elevation of the dwelling was approximately 6m away from the western side boundary of the site that is adjoined by the only neighbouring dwelling.  As now proposed, the separation distance to that boundary would be 12.5m.

3.
As previously approved, the dwelling had approximate dimensions of 18.8m x 9.2m with an eaves height of 5.7m and a ridge height of 8.9m.  The dwelling now proposed is slightly larger and slightly higher having dimensions of 19.1m x 10.9m with an eaves height of 6m and a ridge height of 9.8m.

I do not consider that the impacts upon visual amenity as now proposed would be much different from the effects of the dwelling as originally approved.

The effects of the dwelling as now proposed on the amenities of the only neighbour will, in my opinion, be less than the effect of the original permission as the main dwelling is now to be approximately 6.5m further away from that adjoining property.

The amended position of the garage also does not cause any concerns in relation to either visual amenity or the amenities of the neighbouring property.

The concern expressed by the neighbour was that the proposed amended position of both the garage and the main dwelling would allow the existing dwelling to be retained.  I am sure that this is not the applicant’s intention, as the retention of the existing dwelling would seriously impact upon the amenities of the proposed dwelling.  Nevertheless, this concern is easily addressed by the imposition of a condition to require the demolition of the existing dwelling prior to the first occupation of the new dwelling.

Overall, I can therefore see no sustainable objections to this amended development scheme.



	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.
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