Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/JS

	Application No: 
	3/2010/0998/P

	Development Proposed:
	Amended resubmission for proposed improvements and alterations to the outbuilding to provide ancillary guest accommodation at Dovesyke Farm, Eaves Hall Lane, West Bradford 

	CONSULTATIONS: Parish/Town Council

	Parish Council – No representations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.



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

	Dovesyke Farm is situated down a track off Eaves Hall Lane, West Bradford and was once a working farm consisting of a farmhouse, barn and various outbuildings.  The former barn has since been converted into a separate dwelling.  

There is an existing outbuilding to the north side of the farmhouse that is now used for garaging cars.  Under reference 3/2001/0703/P planning permission was granted for a new porch on the Grade II Listed farmhouse and for alterations to the garage building by forming ancillary residential accommodation at first floor level.  The porch has been constructed therefore keeping alive the permission for the works to the outbuilding.  

The outbuilding has heavily textured rendered walls and plastic garage doors that are not in keeping with the character of the farmhouse and other properties in the immediate vicinity.  Under previous application 3/2010/0429/P the following alterations were proposed:

· remove the existing render and replace it with more traditional smooth/sandy render for painting;

· replace the garage doors with more appropriate timber or metal doors;

· replace the timber fascia above the garage doors with stone heads;

· replace the existing plastic rainwater goods with cast metal for painting;

· slightly increase the roof pitch so that natural slates can be fitted.  This would increase the ridge height of the building by 1m but leaving the eaves at the front unchanged;

· construct an external stone staircase on the southwest gable elevation;

· fit conservation type rooflights to the front and rear roof pitches to minimise the need for new external openings;

· install solar heating panels on the front roof slope to help with hot water production and save energy as part of the aim to promote sustainability;

· the ground floor would continue to be used as garages and the guest accommodation formed within the roof space would comprise a bedroom with an ensuite bathroom and dressing area and combined sitting/dining/kitchen area.

Subject to the use remaining ancillary to the use of the main dwelling it was considered that the alterations to the outbuilding proposed under 3/2010/0429/P were appropriate and acceptable. The principle of the proposed use had also remained extant from the partly implemented permission 3/2001/0703/P. Permission was therefore granted subject to a condition relating to the ancillary use of the accommodation. 

It is stated in the Design and Access Statement submitted with this current application that during the preparation of the detailed drawings and specifications required in order to obtain building regulations approval, it became apparent that a designated space was required to keep the oil tank and boiler equipment which will serve the new guest accommodation.  The agents say that the applicants would like to make better use of the space that would be created underneath the external stone steps and landing to avoid the need to extend the building or lose any of their current garage space.  They also say that it has become apparent that a side entrance personnel door is required to allow general access to the garage which would avoid any problems with access into the building if there was a power cut which would prevent the use of the automatic garage doors.  

This current application therefore seeks permission for basically the same scheme of alterations that were previously approved but with the following alterations:

1.   A small window approved in the south western end elevation would become a personnel door.

2.   A small, approximately 2.9m x 2.9m flat roofed stone built extension would be built onto the south western end elevation beneath the approved first floor level patio doors in that elevation.  The roof of the extension would be stone flagged and rails would be put around its edges.  The roof of the extension would therefore become a small raised patio, and the external stone staircase would link this patio to ground level.  Internally, the extension would be used as a boiler room.

I do not consider that these proposed alterations to the recently approved scheme would have any detrimental effects upon either the appearance of the outbuilding, the setting of the adjoining listed building or the amenities of any nearby residents.  

I consider accordingly that planning permission should be granted for this amended scheme.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed alterations to the existing outbuilding will improve its appearance and thereby improve the setting of the adjoining Grade II Listed farmhouse and the appearance of the Forest of Bowland Area of Outstanding Natural Beauty.  The proposal will not have any detrimental effect upon the amenities of any nearby residents.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














