Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2014/0131/P

	Development Proposed:
	Replacement dwelling (amendment to approved plans 3/2013/0734/P) at Brookfield, Stoneygate Lane, Ribchester

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - Comments that the proposal raises no highway concerns and he therefore raises no objection to the application.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Core Strategy Regulation 22 Submission Draft Post Submission Version (including proposed main changes)

Policy DMG1 – General Considerations.

Policy DMG2 – Strategic Considerations.

Policy DME2 – Landscape and Townscape Protection.

National Planning Policy Framework (NPPF).



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

	The application relates to a detached 2 bedroomed bungalow on the east side of Stoneygate Lane.  The site is within the separate settlement boundary that surrounds the residential development at Eastgate, Chesterbrook and dwellings on the east side of Stoneygate Lane, that is located some 140m to the north of the main settlement boundary.  There are open fields crossed by Stoneygate Lane between the two separate settlement boundaries.  The application site is in the south-eastern corner of the separate settlement boundary such that the curtilage is adjoined to the south and east by open fields; to the north by a terrace of properties on the east side of Stoneygate Lane; and to the west by dwellings on the opposite side of Stoneygate Lane and at the corner of Eastgate.

The existing bungalow has a side elevation facing Stoneygate Lane with its main front elevation facing south across the open fields towards the main settlement area of Ribchester.  There is an existing driveway at the northern edge of the curtilage that leads to a detached garage.  The detached garage at the application site adjoins a detached garage that is close to the southern boundary of the adjoining end terraced property to the north.

The existing bungalow was built in the 1950’s and is of part brick and part render construction with a slate roof.  It is presently vacant, and the opinion was expressed in the Design and Access Statement submitted with a previous application (3/2013/0734/P) that it would be expensive to renovate and bring the bungalow up to modern living standards; and that it was unlikely to be suitable for extension into the roof due to the expected conditions of the existing foundations.  That application therefore sought permission for the demolition of the existing property and its replacement with a 1½ storey dwelling.  The replacement dwelling proposed in that previous application was larger than the existing property, but would generally sit on the existing footprint.  The dwelling had been designed similar to the existing with side elevations facing east and west with the main front elevation facing south taking advantage of the views over the open fields.  At its northern end there was to be an attached single garage served by the existing driveway and, in common with the existing situation, it would adjoin the detached garage of the adjoining property to the north.  In addition to the driveway, a turning area was to be provided between the western side elevation of the property and the boundary of the curtilage with Stoneygate Lane.

In relation to that previous application, the proposed demolition and replacement of the dwelling within a settlement boundary was considered to be acceptable in principle.  The previously proposed replacement dwelling was also considered to be acceptable with regards to its effects upon visual amenity, the amenities of nearby residents and highway safety.  Planning permission was therefore granted subject to appropriate conditions.

This current application seeks permission for a number of amendments to the approved house type.  The footprint of the building, its position on the plot and its general size and design remain the same as in the previously approved application.  The amendments for which permission is now sought are as follows:

1.
A dormer window is to be provided to serve the bedroom above the garage at the northern end of the proposed replacement dwelling.  This proposed dormer window would be on the eastern elevation overlooking the adjoining fields.  The walls of the dormer would comprise lead clad panels and the pitched roof would be covered in the same slates as those to be used on the main roof.

2.
A ground floor window in the eastern elevation (overlooking open fields) would be changed in relation to its size and its position on the elevation.

3.
Although indicative external materials were stated on the previous planning application, the permission was subject to a condition requiring precise details of those materials to be submitted for the approval of the Local Planning Authority.  In this current application, precise details of the proposed external materials are now stated in order to avoid the need for such a condition to be imposed on this application.  The submitted external materials are as follows:

a)
External walls; through colour white render with raised ivory coloured borders.

b)
Local cut stone plinth up to dpc level.

c)
Roofing; natural Spanish slate.

d)
The windows; slate grey coloured powder coated aluminium.

e)
Rainwater goods; power coated aluminium.

f)
Fascias; white upvc.

I consider the proposed dormer window to be acceptable with regards to its effects upon the appearance of the proposed replacement dwelling.  The dormer window will overlook open fields such that it will not have any detrimental effects upon the privacy of any nearby residents.  The dormer window is separated from the nearest residential property (ie the end terrace property to the north) by the detached garage at that adjoining property.  The dormer will not therefore in my opinion have any effects on that particular adjoining property in relation to it being either overbearing or overshadowing.

The amendment to the previously approved ground floor window in the eastern side elevation has no detrimental impact because that window overlooks open fields.

The proposed external materials are similar to those previously approved except that more detail is now given.  The materials are considered to be appropriate for the locality.

The proposed alterations to the previously approved house type do not have any impact upon the consideration of highway safety.

Overall, I can therefore see no objections to the amendments for which permission is now sought. Similar conditions to those previously imposed remain relevant, except that there is now no need for a condition requiring the submission/approval of details of external materials. 



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














