Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2012/0715/P

	Development Proposed:
	Demolition of the existing building and replacement with a new dwelling and adjoining annex, with a change of use of agricultural land to form extended curtilage at Elswick Farm, Mellor Brow, Mellor

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to the application but pointed out, that in view of the extensive development on this site, there must be concern over the access to Mellor Brow.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections.

Environment Agency – N/A.

	CONSULTATIONS: Additional Representations.

	A letter has been received from a nearby resident who expresses concern and opposes the development for reasons relating to problems associated with previous development at this site that had been ongoing for some time.  The problems relate to the following:

1.
Noise and vibration nuisance from construction traffic and machinery.

2.
Blocking of access to the rear of neighbouring terraced properties.

3.
Use of private parking spaces by contractors working on the site causing stress to residents as parking at the front of their properties is prevented by parking restrictions.  A prolonged period of construction would continue to cause stress and intensify it.

4.
The continuing construction works have brought about an increase in crime in the area with recent burglaries and theft of materials from the site.  This adds to the concerns of nearby residents.

	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

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.

Core Strategy 2008 – 2028 – A Local Plan for Ribble Valley Regulation 22 Submission Draft

Policy DMG1 – General Considerations.

Policy DMG2 – Strategic Considerations.

Policy DME2 – Landscape and Townscape Protection.

Policy DMH3 – Dwellings in the Open Countryside.

Policy DMH5 – Residential and Curtilage Extensions.

National Planning Policy Framework.

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

	The site is located to the north of Mellor Brow.  It is served by a single width access track from Mellor Brow that runs close to the gable end elevation of a terrace of houses.  The access track coincides with the settlement boundary, which includes the terrace of properties to the east of the farm but excludes the farm itself and the properties to the south and west.  Accordingly, the application site is located within the open countryside, just outside the settlement boundary.  The complex of buildings at Elswick Farm is adjoined to the south, east and west by residential properties and to the north by farmland.

This application relates to the existing farmhouse.  Permission has previously been granted for a major scheme of extensions and alterations including raising the height of the roof (3/2010/0416/P). That permission would have resulted in an approximately 150% increase in the volume of the dwelling.  It was considered by the applicant that a better design would result from the demolition and replacement of the building.  An application was therefore submitted and approved for such a development (3/2011/0927/P).  That approved replacement dwelling would be sited slightly to the rear of the existing dwelling.  It would have a footprint of 14m x 12.5m under a pitched roof design with accommodation within the roofspace.  The eaves height would be approximately 5.5m and a ridge height of approximately 9m and the external materials would be natural stone and blue slate with all door and windows having a timber finish.

This current application seeks permission for a larger house within the same curtilage that has been approved by 3/2011/0927/P.  The main footprint of the house that is now proposed will measure 14m x 12.5m under a pitched roof design with accommodation within the roofspace.  The proposed materials are to be natural stone and blue slates with all doors and windows being of timber finish.  This design fully reflects the details of the scheme granted permission under 3/2011/0927/P.  The change to the scheme involves the attachment of a two bedroom annex on the eastern gable constructed from natural materials and measuring 10.5m x 5.4m.  The height to eaves on the northern elevation would be 3.732m and, on the southern elevation, 5.1m.  The ridge height would be consistent at 7.8m.  Four parking spaces would be provided within the curtilage.

Whilst this application represents a further increase in the size of the dwelling it would not, in my opinion, have any detrimental effects upon visual amenity, highway safety or the amenities of any nearby residents.

I consider it appropriate to note that no objections have been received from nearby residents concerning any detrimental effects of the development once it has been constructed and is in use.  The only letter that has been received related only to potential problem/nuisances during the construction period.

Overall, I consider the proposed replacement dwelling to be acceptable and in compliance with the relevant policies of both the Local Plan and the Core Strategy Submission Draft.

	SUMMARY OF REASONS FOR APPROVAL:

	The proposed replacement dwelling would have no detrimental effects upon visual amenity, the amenities of nearby residents or highway safety.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














