Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/JS

	Application No: 
	3/2010/0456/P

	Development Proposed:
	Replace existing approved outbuilding and existing loose boxes with a new garage and timber loose boxes at Sheepcote Farm, Wiswell.  

	CONSULTATIONS: Parish/Town Council

	Parish Council – Comment that the application did not indicate the use of the first floor of the garage.  The elevations shown, with nine first floor windows, would seem to indicate a possible future use as a dwelling which should be resisted.  If minded to approve the application then a condition should be attached limiting its future use.  There are no objections to the proposed loose boxes.  



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy ENV7 - Species Protection.



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

	Sheepcote Farm is a small agricultural holding of approximately 1.5 hectares located on the north side of Moor Lane within the open countryside to the east of the village of Wiswell. Sited fairly centrally within the 1.5 hectares are the dwelling and a number of outbuildings.  

One of the outbuildings is an agricultural building that is sited approximately 15m to the north east of the dwelling on ground which is approximately 2m higher than the ground level of the house.  That building, which measures approximately 12.4m x 5.4m is of profiled sheet construction and is old and in a very poor state of repair.  In my opinion, that existing building detracts from the appearance of this open countryside locality.

Under application 3/2007/0655/P, permission was granted for the demolition and replacement of that existing building.  The approved replacement building has approximate dimensions of 12.4m x 7m and was to be positioned over the footprint of the slightly narrower existing building.  Its eaves/ridge heights were approximately 4m/6m and its external materials comprised natural stone to the lower walls, Yorkshire boarding to the upper walls and profiled metal roof sheets (the colour of which was not specified in the application details).  It was considered that the proposed replacement building would represent a considerable improvement in visual amenity terms on the existing building.  No works, however, have been carried out in respect of the construction of the replacement building and the permission has now, therefore, lapsed.

There is another single storey outbuilding approximately 4m to the north of the house on ground at the same level as the house.  This is of stone construction with some render and has a profiled sheet roof.  This current application comprises two proposed buildings.  

Firstly, an ‘L’ shaped stable building is now proposed to replace the existing unattractive building on higher ground.  This has maximum dimensions of approximately 11.6m x 7.6m with an eaves height of 2.4m and a ridge height of 3.7m (which is considerably lower than the previously approved replacement building).  Its walls would be timber boarding with profiled cement fibre sheets to the roof (the colour of which is not specified in the application).  I consider that this building, on the raised land, would actually represent an improvement in visual amenity terms on the previously approved replacement building.  

Secondly, permission is sought for the demolition and replacement of the other outbuilding.  The replacement would be a two storey building with approximate dimensions of 12.7m x 8.6m with eaves/ridge height of approximately 6.7m/7.5m.  It would be of natural random stone construction with a blue slate roof.  It would comprise a large garage on the ground floor with a single room (of unspecified use) above.  There is an external stone staircase giving access to the first floor.

The applicant’s agent has advised me that the stables would be used as accommodation for pet sheep, and for ponies/horses belonging to the applicant’s grandchildren, and the other building would be used for parking cars/motorbikes (I am advised that the applicant has a number of classic cars and motorbikes).  The first floor would be used for hobby purposes, possibly in association with the applicant’s hobby of photography.

Whilst I understand the concerns of the Parish Council, the building, in my opinion, is appropriately located relatively close to the existing main house and on ground that is relatively low lying in relation to surrounding land to the north and east.  Its stone and slate construction is appropriate such that, overall, in my opinion, it would not form an over prominent or incongruous feature in the landscape.  As a hobby building, its proposed uses are also acceptable.  The use can, of course, be controlled through appropriate conditions.

There are no neighbouring dwellings close enough to be in any way affected by this proposal.  

A bat survey of both existing buildings has been carried out.  In the survey report submitted with the application, it is concluded that “there is no evidence of regular or significant bat activity, day roosting, breeding or hibernation at the site; and that it is unlikely that roosting bats would be disturbed, injured or killed during the proposed building operations.” A condition, however, to ensure compliance with the mitigation measures stated in the report, will still be necessary.  

Overall, subject to conditions concerning the external materials, and the use of both buildings to be for private/domestic purposes only, and the condition relating to the bat survey, I consider both proposed replacement buildings to be acceptable.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed buildings, as replacements for two existing buildings (one of which is unattractive) would improve the visual amenities of the locality and would not have any detrimental effects upon the amenities of any nearby residents.  



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














