Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2010/0840/P

	Development Proposed:
	Erection of single storey rear extension, alterations to attached outbuildings and link, and retrospective permission for the retention of shed/kennels and decking at Old Eaves Hall, Waddington Road, Clitheroe, Lancashire, BB7 3JF.



	CONSULTATIONS: Parish/Town Council

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



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional representations.

	No additional representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy H10 – Residential Extensions.

Policy H17 – Building Conversions – Design Matters.

PPS1 – Delivering Sustainable Development.


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

	This proposal seeks permission for the erection of a single storey rear extension; alterations to attached outbuildings and a link building, and also retrospective permission for the retention of shed/kennels and decking to the rear of the property. The application site lies to the north of the road that links Waddington to West Bradford, and vehicular access is along a track leading north from Waddington Road. Old Eaves Hall comprises house and garden, together with a paddock on the western side of the property. The area to the rear of the property is screened from view by virtue of an existing 2m high hedgerow and a significant increase in land levels.

This application has been submitted following a detailed site visit and pre-application discussion. During my second meeting with the Agent, the “planning” history of the site was discussed as this considers the property to be a barn conversion, with application reference numbers dating back to the late 1970s/early 80s. The more recent applications submitted and approved in the early 1990s make reference to this. However, following the implication of these consents, including the extension to the eastern elevation, a workshop with link extension and an additional porch area, in my opinion the property standing at present bares little resemblance to a typical converted barn. However this is not to say that the extensions and alterations have left a property that is unattractive. The history of the site was also discussed during our meeting, and a copy of the booklet entitled “A History of Eaves Hall Country Club and Those Who Lived There” (also included in Appendix I of the Design and Access Statement) was provided by the Applicant. The Applicant considers this building to be the Old Eaves Hall referred to in the booklet, and on the basis of the additional information also provided within the Design and Access Statement, and upon inspection within the house of the original window between the kitchen and the side extension, I am inclined to agree with this view, despite the “planning” history saying otherwise. As noted to the Agent within my Pre-Application e-mail (also included within the Design and Access Statement), additional background information on the site has been provided to my satisfaction, as well as additional justification for the extensions and alterations proposed as under normal circumstances they would not normally be considered acceptable on a traditional barn conversion. With regards to the development proposed, and on the basis of my view of the property, I will now provide my view on the scheme submitted.
PPS1 refers to the plan-led system and the certainty and predictability which it aims to provide being central to planning, indeed one of the key principles outlined within the statement is that,

‘(vi) Planning policies should promote high quality inclusive design in the layout of new development and individual buildings in terms of function and impact, not just for the short term but over the life time of the development. Design which fails to take the opportunities available for improving the character and quality of an area should not be accepted.’

In respect of protection and enhancement of the environment, the statement also makes clear in paragraph 17 that,

‘The Government is committed to protecting and enhancing the quality of the natural and historic environment, in both rural and urban areas. Planning policy should seek to protect and enhance the quality, character and amenity value of the countryside and urban areas as whole.’ 

Ministerial advice on development in the countryside is contained within PPS7 which states as one of its key principles,

‘(iv) All development in rural areas should be well designed and inclusive, in keeping and scale with its location, and sensitive to the character of the countryside and local distinctiveness.’

With respect to the Local Plan Policies, Policy G1 states that,

‘Proposals will be expected to provide a high standard of building design and landscape quality, and development which does so will be permitted unless it adversely affect the amenities of the surrounding area’, and also that,

‘Particular emphasis will be placed upon visual appearance and the relationship to surroundings as well as the effects of development on existing amenities.’
Policy ENV1 states that,

‘The landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced. In addition development will also need to contribute to the conservation of the natural beauty of the area. The environmental effects of proposals will be a major consideration and the design, materials, scale, massing and landscaping will be important factors in deciding planning applications.’

And finally Policy H17 of the Local Plan notes that,
‘The impact of the development shall not harm the appearance or function of the area in which it is situated.’

With regards to the alterations to the link between the house and outbuilding, the scheme proposed seeks the insertion of a grander entrance porch for the property, more in keeping with the past history of the site, completed in dressed stone and stone quoins with a timber door. Given the expanse of the building, I do not consider this portion of the proposal will have an adverse visual impact on the character of the dwelling or on its location within the A.O.N.B.
With regards to the proposed single storey rear extension, within the courtyard to the rear of the property, again whilst not normally considered appropriate on a converted barn, on the basis of my considerations of the property and given the scheme will be enclosed within the courtyard to the rear and not visible from public viewpoints due to the height of the existing building, I am satisfied that the proposal will not have an adverse visual impact on the character of the dwelling or on its location within the A.O.N.B.

Finally, with regards to retrospective consent for the shed/kennel building and decking to the rear of the property, given the scheme will be enclosed to the rear of the property and hidden from public viewpoints behind the main dwelling, I am satisfied that the buildings will not have an adverse visual impact on the character of the dwelling or on its location within the A.O.N.B.

On this basis, having assessed the proposals on site, the scheme is considered to compliment the traditional form, setting and character of the existing buildings on site, without adversely affecting the history of the building. Therefore, as the proposed development outlined above is considered to comply with the relevant planning policies, 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 it affect the amenity of nearby neighbours.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 11/06/2010














