Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2011/0901/P

	Development Proposed:
	Proposed replacement dwelling (existing dwelling to be demolished) at 1 Ribblesdale Place, Osbaldeston Lane, Osbaldeston, Lancashire.



	CONSULTATIONS: Parish/Town Council

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



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (County Surveyor) – No objections to the application in principle on highway safety grounds.

United Utilities – No objections.



	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:

	1 Ribblesdale Place, Osbaldeston Lane, Osbaldeston, sits just over 500m from the village boundary of Osbaldeston, within open countryside as designated within the Ribble Valley Districtwide Local Plan. The existing property is a red brick dwelling, and one of five joined properties, and sits within its own grounds. The property currently suffers structural defects that require underpinning or partial rebuild to remedy, and as the applicant wishes to not only extend the house at present (via a new garage and kitchen extension), and may wish to extend the house in the future, the option of a complete rebuild is the most viable.

As noted above, this application seeks permission for a replacement dwelling on site, however the new dwelling will be on the exact same footprint as the existing, bar the garage and kitchen extension. As the site lies within open countryside, the application 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 measures 8.7m to the ridge, and includes living accommodation over two floors. This scheme proposes the use of the attic space to create two additional rooms, although the first floor now only includes three bedrooms (as opposed to four existing) due to the introduction of an en-suite. The scheme also includes the erection of an attached garage to the east facing elevation, measuring 4m (w) x 6.5m (d) x 4.6m (h), a lean-to kitchen extension on the north facing elevation that projects 1.5m and a larger porch to the front/south facing elevation that measures 3.8m (w) x 1.5m (d) x 3.6m (h).

The proposed dwelling is of a modern layout and design, to be constructed in stone with a slate roof, and will almost identical to the existing dwelling, bar the obvious additions, the change from brick to stone, a couple of additional velux windows within the roof and detailing on the roof. The change in materials is not considered to be an issue as the properties further away from the highway are of stone construction, and are more in keeping with the area. It will be as visible from the adjacent highway as the existing dwelling on site, with main addition being the single storey garage extension that projects closer to the highway. That said, there is an existing hedgerow that surrounds the site (adjacent to the highway), which will provide sufficient screening to mitigate for this.

Bearing this in mind, it is considered that whilst the dwelling will be constructed in stone and not brick, given the replacement dwelling will be virtually the same size as the existing dwelling, I do not perceive the visual harm of the dwelling to be sufficient to warrant refusal as the proposed dwelling would not look out of place in this countryside location. In addition, with regards to the extensions proposed, I do not consider this increase in size of the dwelling to be excessive, and nor will they have a detrimental impact on the amenity of the occupiers of the adjacent dwelling. Therefore, 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: 29/11/2011














