Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/EL

	Application No: 
	3/2006/0724/P

	Development Proposed:
	Extension of house into adjacent buildings and construction of extension to facilitate creation of granny annex at The Stables, Eaves House Farm, off Waddington Road, West Bradford, BB7 3JF for Mr & Mrs Capstick.

	CONSULTATIONS: Parish/Town Council

	Waddington Parish Council – No objections.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Planning Officer (Archaeology) – Should the Local Planning Authority be minded to grant planning permission for this or any other scheme, Lancashire County Archaeology Service would recommend that an archaeological record of the buildings be made before any works commence.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H9 - Extended Family Accommodation.

Policy H10 - Residential Extensions.

Policy H17 – Building Conversions - Design Matters.

Policy H18 – Extensions to Converted Rural Buildings.



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

	Eaves House Farm stands approx. 750m to the north of Waddington Road and is accessed at a point on the road approx. mid way between Waddington and West Bradford. The farm comprises the original farmhouse which is statutorily listed grade II, The Stables which was converted from a barn some years ago and various outbuildings, grouped around a yard. The buildings themselves are located within the Forest of Bowland Area of Outstanding Natural Beauty.

The Stables was converted to a three bedroom dwelling and is of stone construction. Attached to the southwest corner is a small barn and standing to the northeast is a two storey former granary, both also of stone construction. The latter is detached by a matter of 0.6m but is linked to the house by a stone wall. Attached to the east elevation of the house is a range of four stables, and continuing the line of the granary is a stone wall some 2.5m in height. There is a small doorway through the wall into a courtyard thus created, and inside the wall are a group of sheds. The proposal as originally submitted showed the conversion of the existing four stables into living accommodation, with a link building attaching it to the existing two storey granary building in order to create an open plan kitchen, dining and living room area, two bedrooms and a bathroom for elderly relatives, and the conversion of the other barn into a lounge area for the main house. Following discussions with the agent it was recommended that the existing stable building be demolished and replaced with a smaller, new build extension rather than converted, and the link building be reduced in size and glazed in order to retain the separation between the new extension and the two storey granary. Amended plans were received on the 19th of October 2006.

The main issues with this application relate to what affect the conversion of the barn to living accommodation and the new extensions to the building and their proposed use as granny annex accommodation may have with regards to any visual impact on the converted barn, and on the development as a whole within the AONB. The developments impact on the setting of the Listed Building will be dealt with under the Listed Building application 3/2006/0793/P.

With regards to the originally submitted plans, the principle of converting the stables for use as annex accommodation was considered to be acceptable. Policy H9, with regards to extended family accommodation, states that ‘The Borough Council will approve applications for the extension of properties to provide accommodation for elderly or frail relatives provided that:

a)
the development is capable of integration into the main dwelling or a use which is ancillary to the use of the main dwelling when circumstances change, and

b)
the extension provides only a modest level of accommodation.

Bearing this in mind, it is considered that the size of the proposed elderly accommodation is modest with regards to the amount of liveable space provided, and as it is shown attached to the new main dwelling, connected via a door at ground floor level, it could be easily be classed as a use ancillary to the use of the main dwelling or integrated into the main dwelling.

With regards to the extensions in relation to Policy H18 ‘Extensions to Converted Rural Buildings’, and bearing in mind the somewhat poor, original conversion of The Stables, it is considered that due to the reduced scale, design and massing of the proposal, the proposed extensions relate well to the character of the converted building.

With regards to the conversion of the attached barn to living accommodation in relation to Policy H17 ‘Building Conversions – Design Matters’, it is considered that the proposal by virtue of the materials, window and door openings is of a high standard and in keeping with the local tradition of the location.

In terms of the effect on the countryside setting and the affect the proposal may have on the AONB, the proposed extension will be built using local stone and natural slates, which will enable it to blend in with the existing converted barn, and as such it is considered that it complies with Policy ENV1 and on the basis of this, I am of the opinion that the works would not prove significantly detrimental to either the original character of the building or the visual amenities of the AONB.

As such, the application is 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.


DATE INSPECTED: 15/09/2006














