Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2009/0644/P

	Development Proposed:
	Alterations and extensions to existing house, incorporation of former agricultural buildings (including alterations) within residential curtilage and adjustment to curtilage to create rear garden area at Watery Gate Farm, Watery Gate Lane, Bleasdale, Chipping

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No objections in principle for this application on highway safety grounds.

The only change I would require is that the gate to the vehicular access should be set back 5m from the nearside edge of the carriageway and a boundary wall erected from the gatepost to the existing highway boundary with splays at 45o to the centreline on the access in order to permit vehicles to pull clear of the carriageway when entering the site and to assist visibility.  

The existing sight lines to the established access are satisfactory and would be enhanced by the minor alterations to the positioning of the gate as suggested above.  The height of the boundary wall along the frontage of the property with Watery Gate Lane should continue to be maintained at or below 1m.  

Environment Directorate (County Archaeologist) – Recommends the imposition of a condition requiring the implementation of a programme of building recording and analysis.  



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.



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

	Watery Gate Farm is located in the open countryside on the western extremity of the Borough within the Forest of Bowland Area of Outstanding Natural Beauty.  There are other dwellings in the vicinity, with the closest being a group of dwellings about 200m to the west within Preston District.  

Watery Gate Farm comprises the main two storey farmhouse and a collection of single storey and two storey former agricultural buildings.  Planning permission was granted under reference 3/2004/1261 for the conversion of part of the barn into two holiday cottages.  This permission has not been implemented and has lapsed as a two year commencement condition was imposed.  

Permission is now sought for a number of extensions and alterations to the farmhouse, for the use of the attached building as ancillary residential accommodation (as opposed to the previously approved holiday cottages) and the creation of a small rear garden area (the existing residential curtilage is all at the front of the dwelling).

The proposed extensions comprise the following:

· Single storey sunroom extension to the west gable of the farmhouse

· Pitched roof porch to the front elevation of the farmhouse

· Two storey rear extension to the farmhouse

· Extending the existing loose box to the east gable of the farmhouse to two storey

The proposed sunroom has stone dwarf walls above which is glazing within timber frames beneath a gabled natural slate roof.  I do not consider that the sunroom would seriously detract from the appearance and character of the existing building.

The proposed porch is modest in size and of stone construction beneath a gable fronted blue slate roof.  Again I do not consider that this would detract from the appearance and character of the existing building.

The proposed rear extension, in my opinion, is also of an appropriate design and external materials.  As this would not extend the length of the existing front/rear elevations and would be viewed against the existing rear elevation, I do not consider that it would detract from the appearance of either of the building itself or the locality in general.  

The most visible of the extensions is the extension at the eastern gable in the form of a first floor extension above part of the existing single storey attached lose box.  This has been designed to be less formal and representative of a barn conversion with randomly placed windows with a reduced fenestration and larger openings indicating the barn doors.  This extension is designed to be subservient to the house itself with its front wall set back to emphasise the corner quoins of the existing front elevation.  The ridge of the proposed extension is set well below the house ridge to retain the dominance of the house.  The roof line of the two storey element runs through with the existing single storey loose boxes thus limiting the impact of the extension, which is also diminished by the juxtaposition of the existing taller barn at right angles.  

Again I consider this extension to be of an appropriate size and design that respects the character of the existing building. As stated, its impact will be much reduced by the presence of the existing taller barn building to the east.

It is proposed that the corrugated sheet roof of the existing two storey barn be replaced by natural slates to match the existing dwelling and the proposed extensions.  This is put forward as a further improvement in the appearance of the overall group of buildings.  If planning permission is granted, this matter should be covered by a condition requiring the re-roofing of the barn prior to the first use of any of the approved extensions.

The proposed curtilage at the rear is modest in size in the form of a walled kitchen garden typical of many farmhouses.  I do not consider that this would seriously detract from the appearance of the locality.  Overall, I consider this to be a very well thought out and sensitively designed scheme of alterations and extensions to this property.  I consider that, in many ways, the use of this site as a dwelling satisfying modern standards is preferable in terms of its effects on the locality to the previously approved scheme of using part of the outbuildings as two holiday cottages.

Overall, subject to appropriate conditions (including one relating to possible ground contamination as recommended by the Environmental Health Officer) I consider the proposal to be acceptable and in accordance with the relevant policies of the Local Plan.

A bat survey was submitted with the application, and the Countryside Officer has confirmed that no mitigation measures are required.  



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed scheme of extensions and alterations respects the scale, design and appearance of the existing property and would not have any detrimental effects upon the appearance of the locality, the amenities of any nearby residents or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 9 September 2009














