Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/EL

	Application No: 
	3/2006/0343/P

	Development Proposed:
	ERECTION OF REPLACEMENT DWELLING AND CONVERSION OF THE EXISTING DWELLING TO PROVIDE GARAGING AND OFFICE ACCOMMODATION AND THE EXTENSION OF THE RESIDENTIAL CURTILAGE TO INCLUDE THE FORMER FARMYARD AREA (RESUBMISSION) AT WOODFIELD FARM, LONGSIGHT ROAD, CLAYTON-LE-DALE

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	In view of the previous decisions made by your Council I regrettably must agree with the Agent’s comments and am prepared to accept the offer for not more than two employees in addition to occupiers of the dwelling to be based at the site at any time.



	CONSULTATIONS: Nearby Residents

	No comments received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.



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

	Consent is sought for a number of works at Woodfield Farm which lies to the north of the A59 outside any defined settlement limit within land designated open countryside.  The original farmhouse runs parallel to the A59 but set back approximately 5m from the roadside.  As part of this scheme, that building is to be turned into garaging at ground floor with office accommodation above to be used by the applicants.  Negotiations with the County Surveyor have led to an agreement that two members of staff could be employed and this is written into the unilateral undertaking which was submitted as part of this application.  There is an attached barn that runs 90o to this building with the plans denoting that this will be utilised as stabling with hey and feed store in the loft space over.  The scheme also denotes the demolition of a concrete section of barn.  Additional outdoor parking will be provided to the east of the farmhouse with an area extending approximately 50m back from the rear of the farmhouse being annotated as parking and turning area on the plans.   

The next part of the proposal is the replacement dwelling to the farmhouse which is set a further 15m back into the site than the original farmhouse (the distance between the rear building line of the farmhouse and front corner of the new house).  It is set at a right angle to the A59 and thus when viewing from the east it will be the front elevation that is visible and not the gable.  The new house would have approximate dimensions of 10.5m x 13.6m x 9.5m to the apex of its pitch being constructed of coarsed stonework under a slated roof.  Accommodation will be spread over 3 floors (a sizable storage area proposed in the roof space) with some of the design features being a front single storey porch, a lean-to canopy over the rear door, chimney stacks extending at both gables and two first floor Juliet style balconies serving French doors to bedrooms in the northern gable.  

In terms of floor space, the proposed dwelling will create roughly 290.9m2 if taken over two floors but if including the storage area in the attic (this would have 6 velux to give natural daylight) this increases to 433.7m2.  The original farmhouse is approximately 168.6m2 of floor space spread over two floors.  Therefore, if counting two floors of the new dwelling, it would be approximately a 73% increase in size or alternatively a 157% if taking the attic space into account.  However, the original farmhouse has had consent for extensions which would have increased the floor space to approximately 298m2.  The new house would be positioned roughly on the footprint of existing agricultural buildings and therefore the new residential curtilage would actually be on land that is presently agricultural in nature.

In assessing the appropriateness of the scheme, it is important to look at each part of the proposal in turn as follows:

With regard to the principle of using the existing farmhouse for garaging and office space, there is nothing within plan policy H14 to preclude this.  

Turning to the matter of extension of residential curtilage, I am mindful of the guidance offered within policy H12 of the plan but consider that the circumstances of this case mean it should be viewed slightly differently to if it involved extending into a field.  The land in question is farmyard with a miscellany of buildings of various sizes in situ and therefore, in this particular instance, I cannot justify an unfavourable recommendation under the terms of H12.  The consideration would be the visual impact of the changing nature of the land from the present cluttered farmyard state to the laying of lawns etc and in this case, I am of the opinion that it would prove difficult to demonstrate that there was significant visual harm caused from this aspect of the proposal.  

The remaining element therefore is the replacement dwelling itself.  The scheme has been revised since an earlier submission in terms of alterations to fenestration details and moving it 2m closer to the original dwelling.  Policy H14 guards against permitting excessive increases in size when considering replacement dwellings but this needs to be looked at in the context of the application site.  Woodfield Farm is located on the A59 with this stretch of road characterised by sporadic areas of ribbon development of varying sizes and designs.  The dwelling would be set back approximately 30m from the roadside with the proposed front elevation having been simplified by the removal of bay windows.  If examining the actual increase in floor space, then it is only the provision of the attic storage space which means that in purely numeric terms, the proposal is larger than the existing dwelling with its approved but not implemented extension.  The dwelling is a sizable structure at approximately 9.5m in height but in this particular instance, given its relationship to surrounding structures and setting within the A59 corridor, and development which that attracts, I do not consider that the height would be so significantly out of character so as to warrant a refusal on that ground alone.  In terms of design, I am satisfied that the features proposed would not be out of keeping with the area and do not consider there would be any significant detriment to neighbouring properties.  Therefore, having carefully considered all the above, I am of the opinion that the scheme should be given favourable consideration. 



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an adverse visual impact or be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














