Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/JS

	Application No: 
	3/2007/0263/P

	Development Proposed:
	Partial demolition and change of use of agricultural building and land to allow use as garage and extension to access track at Eaves House Farm, Waddington Road, West Bradford for Mr & Mrs Capstick.

	CONSULTATIONS: Parish/Town Council

	Waddington Parish Council – No observations or comments received within the statutory 21 day consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Planning Officer (Archaeology) – No archaeological comments to make on this.



	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 ENV19 – Listed Buildings.

Policy H10 - Residential Extensions.



	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, and various other outbuildings grouped around a yard. The buildings themselves are located within the Forest of Bowland Area of Outstanding Natural Beauty.

The application seeks to demolish part of one of the existing outbuildings in order to create a garage area within the remaining section of the building, and demolish a section of a wall surrounding the garden to create an access track through to the building. The building in question is cement rendered, lean-to that is attached to a timber clad, building currently still used to house farm vehicles. The building is of no architectural merit and is only partially visible from the track up to the farmhouse itself.

The main issues with this application relate to what affect the demolition of part of the building and a section of the garden wall may have with regards to any visual impact on the site as a whole within the AONB, and whether or not it will have an impact on the setting of the Listed Building.

In terms of the effect on the countryside setting and the affect the proposal may have on the AONB, the building proposed to be altered will be constructed in materials to match the building, rendered and will be re-roofed with slate, which will enable it to blend in with the nearby buildings. The wall in question, off which a section is proposed to be demolished, surrounds the Listed Building and its garden. However, where the applicant intends to create a track and a new opening through the wall, the land is separated from the main garden area by a tall hedge and fencing. As such, bearing in mind the distinct separation between the building and wall in question and the Listed Building itself, it is considered that the developments impact on the setting of the Listed Building is acceptable in this instance and complies with Policy ENV1.

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, would have an acceptable impact upon the character and setting of the listed building nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 30/04/2007














