Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/EL

	Application No: 
	3/2007/0679/P

	Development Proposed:
	Extensions, alterations, new garaging and outbuildings at Wilkinson Fold Farmhouse, Twiston

	CONSULTATIONS: Parish/Town Council

	Parish Council - No observations or comments received within statutory 21-day consultation period.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Planning Officer (Archaeology) – The proposed elevations show a chimney to the barn part of the building. The introduction of such a feature, if not already there, would be seen as inappropriate, introducing a domestic feature to an agricultural building, and thereby blurring the distinction between these two parts of the building. LCAS would prefer to see the use of a metal flue set on the rear pitch of the roof below the ridgeline. In addition, LCAS would recommend that an archaeological record of the building should be made, and that works should be secured by means of an appropriate condition.



	CONSULTATIONS: Additional Consultees.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy H16 – Building Conversions – Building to be Converted.

Policy H17 – Building Conversions – Design Matters.

Policy SPG – “Extensions and Alterations to Dwellings”.



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

	The proposed application seeks permission for various extensions, internal alterations, new garaging and outbuildings at Wilkinson Fold Farm, Twiston, within the Forest of Bowland A.O.N.B. as designated within the Ribble Valley Districtwide Local Plan (adopted June 1998). The property appears to have been extended at the rear (north) in the Victorian period, so that the building has 2 gables when viewed from the east. In 1974 planning permission was granted to extend the living accommodation into the adjoining barn, which included extensive alterations to the building and a new garage block to the rear, ref. no. 3/1974/0273/P. Only part of this proposal was completed (the existing hall and kitchen area), however as work has commenced on this previously approved conversion (albeit over 25 years ago), the principle of the proposal is accepted. This proposal seeks the extension of the existing farmhouse into the adjoining barn in order to create an additional bedroom, bathroom and study area at first floor level, and a secondary lounge/games room area at ground floor level, which is virtually what was approved in 1974. Because of this, it is the Council’s consideration that it would be unreasonable to ask that the chimney be removed from the proposal in line with the comments from LCC, as this could be implemented anyway. With regards to the other proposals, each of them will be assessed on their own merits.

The proposed two and single storey rear extension to the rear of the property will create a breakfast room, utility room and extended kitchen area at ground floor level and an additional bedroom with en-suite, and a balcony at first floor level. Whilst the design of the proposed extension is modern compared to building as a whole, as it is to extend the existing house to the rear, which is not significantly visible from the nearby highway, it is considered to be acceptable.

With regards to the proposed garage, outbuildings and curtilage proposals, I must refer to the overhead photograph marked ‘1992’ which shows various outbuildings to the rear of the house, including the garage that was approved on the plans passed in 1974. The proposed new garage and outbuildings are to be located in a similar position to those shown on this photograph, and the curtilage area to formulate with this application is shown to border this area, which again mirrors the photograph taken in 1992. The buildings will be constructed in stone and render, with roof tiles to match the existing building, and they will not be significantly visible from the nearby highway. As such, it is considered that the proposed outbuildings are an acceptable addition to the property.

Therefore considering the above points, the proposal will have no significant affect on the setting of the A.O.N.B., on the character of the existing building and will have no impact on the residential amenity of nearby neighbours. As such it is recommended accordingly.


	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant visual impact on the building or adverse affect upon the setting of the Forest of Bowland Area of Outstanding Natural Beauty.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 09/08/2007














