Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2011/1004/P

	Development Proposed:
	Retrospective planning permission sought for retention of dwelling and detached garage at Lynwood, Stoneygate Lane, Ribchester

	CONSULTATIONS: Parish/Town Council

	Parish Council – Raises no objection to this application.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Has no objection to this proposal subject to the following conditions:

Before the access driveway and vehicle turning areas are built into use, they should be appropriately paved in tarmacadam, concrete, block paviors or other approved materials.  

Reason – to prevent loose surface material from being carried on to the public highway, thus causing a potential source of danger to other road users and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy H12 - Curtilage Extensions.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.



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

	Permission was granted in April 2006 for the demolition of an existing bungalow on this site that is on the east side of Stoneygate Lane, and its replacement with a two storey dwelling with a detached garage (3/2006/0106/P).  That proposal also included a small extension of the then existing residential curtilage.  A further application was submitted in November 2006 for a change of house type to include a basement (3/2006/0986/P).  Although that application was approved with conditions in January 2007, that permission has not been implemented.  

Development, however, commenced on site in accordance with permission 3/2006/0106/P and the replacement dwelling is now almost complete.  However, the dwelling has not been constructed in accordance with the approved plans as there have been numerous alterations to the elevational treatment, and it also occupies a slightly difference position on the plot, with part of the dwelling and the whole of the detached garage now located outside the previously approved application boundary.  This current application therefore seeks to regularise the situation by seeking permission retrospectively for the retention of the dwelling as built.

I do not consider that any of the numerous minor alterations to fenestration details and elevational treatment have any significant effects upon the appearance of the dwelling itself or the locality in general.  

The slight extension of the previously approved residential curtilage is on to land that has previously been used as part of a small garden nursery, as opposed to an extension on to agricultural land.  I do not therefore consider that this relatively small curtilage extension has any seriously detrimental effects upon the appearance of the locality and, in my opinion, it would not contravene Policy H12 of the Local Plan.

Therefore, overall, I can see no sustainable reasons to refuse this retrospective application to retain the dwelling as built.



	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: 2 February 2012














