Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2011/0628/P

	Development Proposed:
	Resubmission of application 3/2010/0979/P for proposed replacement dwelling at Ashes Farm Cottage, Salesbury, to include the demolition of the existing cottage. 



	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received within the 21-day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC County Surveyor – No comments or observations received within the 21-day statutory consultation period, however there were no objections to the previous application.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy ENV4 – Green Belt.

Policy ENV13 - Landscape Protection.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.

Policy SPG – “Extensions and Alterations to Dwellings”

PPG2 – Green Belts.

PPS5 – Planning for the Historic Environment.



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

	This planning application seeks permission for amendments to a previously approved replacement property at Ashes Farm Cottage, Salesbury. Ashes Farm Cottage is located in close proximity to the farmstead of Ashes Farm, and both properties form part of the Huntroyde Estate (owned by the Applicant). Permission was granted in March 2011 for a scheme proposed under application number 3/2010/0979/P. During the preparation prior to the construction phase, a number of issues have arisen with the previous scheme, which have meant the requirement of the revised scheme to be submitted, and these amendments are as follows.

Due to further survey measurements taken on site, the dwelling has now been moved further into the site (away from the access track), and further away from the adjacent barn. In order to create a level finished floor level, the dwelling will be dug into the ground by approx. 1m (as measured around the rear). Due to the dwelling being dug in, the Applicant also seeks a slight increase in the ridge height of the dwelling from 8.1m to 8.6m, which allows for a slight increase in usable floor area within the property at second floor level. This means the floor area increases from 245sq.m. to 258.44 sq.m. (including the garage attached to the eastern elevation). However given the dwelling will be dug into the ground, it is considered that there will be little visual difference between the proposal already approved, and this scheme presented. As with the previous scheme, the proposed dwelling is of a modern design, to be constructed in stone with a slate roof, and is not dissimilar to other replacement dwellings built within the Borough. It will not be visible from the adjacent streetscene and has been sympathetically designed to blend in with the adjacent farm complex and buildings at Ashes Farm by virtue of the materials proposed. Some concern was raised with regards to the previous position of the dwelling so close to the adjacent large barn and in relation to the existing trees on site, however as it has been re-sited on site even further away from the boundary, this maintains and improves upon the minimal impact on the existing trees and the setting of this Heritage Asset, and as the new dwelling will still not be viewed upon entering the farmstead down the access track, there are no further concerns raised in respect of this revised scheme.

Bearing this in mind, it is considered that whilst the style may appear grand in comparison with the existing property on site, I still do not perceive the visual harm of the revised dwelling to be sufficient to warrant refusal as the proposed replacement dwelling will not be visible from the adjacent streetscene and has been sympathetically designed to blend in with the adjacent farm complex and buildings at Ashes Farm by virtue of the materials proposed, and 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 Local Plan Policies G1, H14, ENV3 and ENV4, and the National Guidance contained within PPG2, I am satisfied that the revised scheme proposed is acceptable.


	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: 13/09/2011














