Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2011/0538/P

	Development Proposed:
	Proposed replacement dwelling at Oak Bank Farm to include a detached garage/annex and demolition of the existing dwelling and part of the existing detached annex (Re-submission of application 3/2010/0980/P). Oak Bank Farm, Stoneygate Lane, Ribchester, Lancashire.



	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (County Surveyor) – No observations or comments received within the statutory 21-day consultation period, however there were no objections to the previous application in principle on highway safety grounds.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.

Policy SPG – “Extensions and Alterations to Dwellings”.



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

	Oak Bank Farmhouse, together with a detached granny annex, sits within approx. half an acre of land off Stoneygate Lane, just over half a mile from the settlement boundary of Ribchester. The site lies within open countryside as designated within the Ribble Valley Districtwide Local Plan. The property is isolated but retains a plot of land to the rear on which currently sits redundant agricultural buildings. There is a separate application for this site to erect holiday cottages. Planning permission was granted in March 2011 for the demolition and re-build of the existing dwelling and part of the annex, in order to erect a larger replacement dwelling and detached double garage on site. The double garage will attach to the remaining part of the annex. The main alterations between this proposal and the previously approved application are,

1. the re-positioning of the property on site due the fact that one of large Oak trees on site is dead and requires removal, and

2. a slight increase in the overall height of the property by 0.4m (from 9.175m to 9.575m).

Previously discussions were held with the Agent on the basis of the potential impact of the proposed new dwelling on the three existing mature oak trees within the plot. The Root Protection Area (RPA) of the two to remain on site has been maintained by the alterations proposed within this application.

As noted above, this application seeks permission for a replacement dwelling, albeit now even more centralised within the site. As the site lies within open countryside, the application still falls to be considered against the requirements of Policy H14 of the Local Plan. This states that the rebuilding or replacement of dwellings will be permitted in such locations subject to the following criteria:

1. The residential use of the property should not have been abandoned;

2. The impact on the landscape will be assessed in relation to that of a new dwelling. As such very careful consideration to design and use of materials must be made. In addition, excessive increase in the size of property will not be permitted; and

3. The terms of Policy G1 will apply.

The existing dwelling is clearly habitable, and as such only Criteria 2 and 3 apply when considering this proposal. The existing two-storey property is ‘T’ shaped, and measures 8.25m to the ridge, whereas the dwelling proposed is square in shape and measures 9.17m to the ridge. The total increase in habitable floor area from the existing dwelling to the proposed dwelling (not including the double garage), is closer to 62% and not the 35% noted by the Agent, however that said, the existing dwelling could feasibly be extended in such a way under Permitted Development rules so that the floor areas are of similar size. The scheme also includes the erection of a large detached double garage adjoining the portion of the annex that is being retained. The building also includes another area of annex accommodation within the roof space of this building, replacing the secondary annex accommodation existing currently on site. The garage will be 5.76m in height and is sited to the rear of the site.

The design of the proposed dwelling remains as previously approved, albeit 0.4m taller, and will be constructed in stone with a slate roof. It will be as visible from the adjacent highway as the existing dwelling on site, despite being taller, as the existing trees on the front boundary will still screen it. The dwelling has been re-positioned to a more central position within the site due to the necessary loss of an Oak tree on site that was originally to be retained. The impact on the existing trees has been discussed with the Council’s Countryside Officer and subject to an appropriate Condition being added to any such approval, he considers the impact to be acceptable.

Bearing this in mind, it is again considered that whilst the style may appear grander in comparison with the existing property on site, I do not perceive the visual harm of the dwelling in its revised location to be sufficient to warrant refusal as the proposed dwelling would not look out of place in this countryside location. In addition, given the potential floor area of the existing dwelling that could be achieved by virtue of extensions and alterations constructed under P.D. rights, I do not consider this increase in size to be excessive, and having assessed the scheme in regards to Policies G1, H14 and ENV3, I am satisfied that the principle of the scheme is acceptable and as such, bearing in mind the proposal accords with the relevant Policies, the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 14/07/2011














