Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2012/0387/P

	Development Proposed:
	Demolition of contemporary porches, garage, utility room and games room extensions and construction of new garage/store/utility/rear hall/front porch (work from home office) and snug/kitchen with bedroom accommodation at first floor level.  Construction of lean-to canopy to new internal courtyard area.  Construction of stone canopy to front entrance door (south east elevation).  Alteration to existing window (south east elevation).  Alteration to existing door opening to form new window opening (north east elevation).  Alteration to existing window opening to form new door and window opening (north west elevation).  Associated external works and installation of new sewage treatment plant (resubmission of approved scheme 3/2006/0193/P with design amendments) at Broomhill Farm, Smalden Lane, Grindleton

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A.

Environment Agency – N/A.



	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:

	The application relates to the original farmhouse at what is now the Broomhill Equestrian Centre.  There is another dwelling (a barn conversion) within the group of buildings as well as the substantial buildings that are used for the equestrian business.  The site is within the AONB.  In 1996, permission was granted for a single storey side extension and attached garage on the south western side elevation of the dwelling, but with the garage projecting beyond the north eastern elevation which faces Smalden Lane.  That permission (3/96/0040/P) has been implemented.

Planning permission was then sought (3/2006/0193/P) to build above the side extension and garage; for the conversion of the garage into additional living accommodation; and for the erection of a large replacement garage which would be linked to the existing garage and 

PTO

would extend in front of the north eastern elevation of the house (ie it would be between the dwelling and the highway – but there is a densely wooded area between the edge of the curtilage and the road.

That previous proposal did represent a large addition to the existing dwelling that might not have been considered acceptable within the AONB in other circumstances.  In this case, however, the dwelling is a relatively small part of the complex of buildings at the equestrian centre.  As such, the effects of the previously proposed extensions on the local environment were considered to be relatively minor when viewed within the context of the existing group of buildings.  The previously proposed extensions were considered to be appropriately designed for the dwelling and were to be constructed using natural stone and natural slates to match the existing dwelling.  The proposed extensions are also on the side of the house that is furthest away from the barn conversion dwelling, such that there would be no detrimental effects upon the amenities of the occupiers of that dwelling.

Overall, the previously proposed scheme of extensions and alterations was considered to be acceptable and planning permission was therefore granted subject only to a condition relating to compliance with the requirements of a Bat Survey Report that was submitted with the previous application.

This current application seeks permission for a similar scheme of extensions and alterations but with a number of amendments.

The amendments include:

1.
Various alterations to the fenestration;

2.
The demolition of two existing porches;

3.
An increase in the eaves height of the utility room/garage part of the extension from the approved 3.55m to 4.4m with a corresponding increase in the ridge height from 5.55m to 6.3m.  This is in order to increase the headroom for the first floor hobby room/storage area;

4.
A 4.4m x 4m single storey pitched roofed extension onto the south eastern elevation to form a porch/home office.  This represents the only addition to the footprint from the previously approved scheme of extensions and alterations;

5.
The erection of a lean-to canopy to the three sides of the internal courtyard.

As with the previous approval, natural stone and natural slates would be used in the development.  Precise details of the external materials and details of the proposed conservation type roof lights have been submitted with the application.  These details are all considered to be acceptable such that no conditions are required in respect of these matters.

I do not consider that any of the proposed amendments would detract from the appearance of either the building itself or the AONB locality; nor would they have any detrimental effects upon the amenities of the occupiers of the barn conversion dwelling also located within this complex of buildings.

A new Bat Survey Report submitted with this current application concludes that “there is no history of bat sightings and the location of the property and its lack of foraging areas does not make this house a suitable habitat for bats.  The demolition and alterations to the roof will not affect any bat population”.  As with the previous permission, however, it is still considered appropriate to impose a condition requiring compliance with the mitigation measures contained in the Bat Survey Report.

Cont………



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 23 MAY 2012














