Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB/EL

	Application No: 
	3/2012/0753/P

	Development Proposed:
	Demolition of existing outbuilding, construction of detached dwelling (incorporating work from home space) and associated external works including installation of LPG storage at Chorley House, Back Commons Lane, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	Town Council – No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC (Highways) – No objections.

United Utilities – No objections.

	CONSULTATIONS: Additional Representations.

	One letter of support has been received stating the replacement of the existing outbuilding will be an improvement visually.

	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy ENV7 - Species Protection.

Policy ENV13 – Landscape Protection.

National Planning Policy Framework.

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

	The application relates to a building at Chorley House located at the end of Back Commons Lane, Clitheroe, approximately 260m outside the defined settlement limit of Clitheroe within land designated as open countryside, as defined by the Districtwide Local Plan.  Chorley House is identified on the 1845 Ordnance Survey Map and is identified within the submitted Design and Access Statement as being one of the original buildings of Clitheroe.  It is thus a non-designated heritage asset.  

Permission is sought for the demolition of a large domestic/equestrian outbuilding measuring 10.7m wide x 22.8m long and erect a detached dwelling with home working space, which would have a floor area of 275.92m2, and a maximum height of 6m at its highest point.  The other roof heights would vary between 4.8m and 5.1m in height.  

Chorley House is within walking distance of Clitheroe town centre and the railway and bus interchanges, it is also well related to the settlement boundary for the town.  With the NPPF supporting sustainable development, I consider the proposal to be in a sustainable location and with the work from home element to meet the economic strand of what is defined as being sustainable development within the NPPF.  In relation to the social strand of sustainable development, this is a bungalow dwelling, which provides an alternative type of dwelling in this part of Clitheroe.  Environmentally, I am satisfied that the dwelling would not prove to be significantly detrimental visually, and the south east elevation visible from the public right of way network is simple and unfussy.  The main roof of the dwelling will follow the same orientation as the roof on Chorley House to which it will be situated adjacent, therefore, the linear pattern of development which currently exists would be retained.  The walls would be rendered and painted white just as Chorley House is painted white and the roof would be in matching materials.  I therefore consider the proposal to comply with the Core Planning Principles which underpin the NPPF.

The building proposed has been positioned further into the site than the existing structure and it is unlikely to affect the established boundary hedge, notwithstanding this, in order to protect the hedge, a root protection condition will be imposed.  For the same reason, and to protect visual amenity permitted development rights will also be removed from the dwelling.  

The highway authority has no objections to the proposal as both parking and turning provision is contained within the site.

For all the above reasons the application is considered to comply with local and national planning policies and is thus 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.
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