
DELEGATED ITEM FILE REPORT - APPROVAL
	Ref: AB
	

	Application No: 
	3/2015/0739

	Site:
	Wildmans Farm, Longsight Road, Langho BB6 8AD

	Development Proposed:
	Proposed extensions to dwelling and creation of new access.

	Target:
	19th October 2015

	CONSULTATIONS: Town/Parish Council

	Parish Council: No objection

	CONSULTATIONS: Highway/Water Authority/Other Bodies
County Surveyor (Highways): I would raise no objection on highway grounds but would suggest, if possible, that a condition be placed on any permission granted for the retention of the existing access onto the A59 to maintain access to the dwelling should Whitehalgh Lane be closed to enable maintenance of the adjacent highway culvert.
RVBC Countryside: None received.

	CONSULTATIONS: Additional Representations

	One letter of objection received relating to the change of access. The change of access is considered dangerous and unnecessary.

	RELEVANT PLANNING HISTORY

	3/2015/0288 - Proposed replacement porch, two storey side extension, single storey rear extension, insertion of rooflights and creation of new access - Withdrawn

	RELEVANT POLICIES:

	Ribble Valley Core Strategy
Policy EN2 - Landscape

Policy DME2 – Landscape and Townscape Protection
Policy DMG1 – General Considerations
Policy DME3 – Site and Species Protection and Conservation
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework

Section 7 – Requiring Good Design

Section 11 – Conserving and enhancing the natural environment

Section 12 – Conserving and enhancing the historic environment

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

	This application relates to proposed extensions and creation of a new access at Wildmans Farm, Longsight Road, Langho and is a re-submission of application 3/2015/0288. The application property is a stone-built farmhouse with an attached barn which was approved for conversion into two dwellings with attached garages in the late 1990s. The property has a slate roof with UPVC windows and is located in the open countryside on the south side of Longsight Road. The building is set back from the highway by around 30m and there is an existing shared access serving the three dwellings off Longsight Road. There is a small area of land to the front of the building and a larger garden area to the west which is delineated by a post and rail fence. There is a small area of amenity space to the rear and beyond is open countryside with views of Langho at a distance of around 450m south.
It is noted that the applicant sought pre-application advice in late 2014 relating to similar extensions and new access. Following consideration, the conclusions stated in the Council’s response letter dated 15th January 2015 detailed a number of concerns related to the design of the extensions. Furthermore, in relation to the proposed new access no support was offered to the proposal given that it would encroach into the surrounding landscape outside of the residential curtilage. However, notwithstanding that pre-application advice the proposed development is reassessed below.
The proposed two storey extension would extend from the west facing gable of the building to a distance of 4.4m. It would be set back from the front elevation by 1m and would have a dual-pitched roof to match the pitch and materials of the main roof with the ridge set down from the main roof. The extension would extend to a length of 12.5m, projecting around 3m beyond the rear wall of the original building. To the rear the extension, now single storey in height with a lean-to roof, would wrap around the host building extending across the full width of the rear elevation. The extension would be faced in matching walling and roofing materials and would have UPVC windows and doors. A single storey porch measuring 2.8m x 1.8m would be erected on the principal elevation and would be constructed of matching materials with a dual-pitched roof. The application also proposes a new vehicular entrance from Whitehalgh Lane with an approximately 30m access track comprised of gravel with a central grass strip along with additional landscaping and boundary treatment. In determining the application it is important to consider the principle of the development, the design of the proposed development, the visual impact of the proposal, its effect on the amenities of neighbours and on European protected species.
In this case the development is proposed on land designated as open countryside (see policies EN2 and DME2 of the Core Strategy). Within these areas development is required to be in keeping with the landscape area and should reflect local vernacular, scale, style, features and building materials. The proposed development would be highly visible from Longsight Road, Whitehalgh Lane and from the residential properties on the northern edge of the village of Langho. Due to the local character and age of the building, it is considered to be a non-designated Heritage Asset of historical interest. As such, new development should make a positive contribution to the local character and distinctiveness of the building.
Farm buildings are operational structures with a functional simplicity which is part of their appeal. Changes to the roof slope, amendments to the eaves line, addition of porches and chimney stacks will contribute to the complexity and a loss of original character. It is important that farm buildings are preserved in their original form without alien, urban additions or alterations. In this case, the extension proposed to the side of the original building is set back from the front elevation and down from the main roof ridge ensuring a subservient appearance. The cat-slide roof to the rear would be in keeping with the rural character of the building and the fenestration details shown on the gable elevation are considered acceptable. 
The front porch would be proportionate to the main dwelling and would be constructed of matching materials in order to blend in with the host property; as such, it would not result in unacceptable harm to the character of appearance of the building. To the rear, the wrap around extension would not be ideal in that it would adorn much of the original rear elevation of the property and would not be in keeping with the original linear plan form. However, it would be a subservient addition when viewed from long range at points on Whitehalgh Lane and from Langho. With regards to the introduction of roof lights on the rear, the roofs of farm buildings are often highly visible in the landscape and represent a very significant aspect of their character. Farm buildings are often characterised by long unbroken roof profiles. However, in this case it is noted that the adjoining barn contains a number of rear roof lights and therefore it would be difficult for the Council to resist on this basis. With regards to the potential impact on the residential amenity of the occupiers of nearby dwellings, the proposed development raises no concerns.
In relation to the creation of a new entrance and driveway from Whitehalgh Lane, the land beyond the post and rail fence to the west of the property is open land. The land lies outside of the defined residential curtilage of the property and there is no delineation from the agricultural land to the south. The land is separated from the side garden of the application dwelling by a post and rail timber fence and a highways culvert also runs through the land which has trees lining its perimeter with Longsight Road and Whitehalgh Lane.
It is considered that the creation of a new access, which would be constructed from gravel and would have a central grass verge, would not result in any unacceptable harm to the visual amenity of the area. The proposed access track would require the removal of a number of low quality trees and part of the hedge that bounds Whitehalgh Lane. However, replacement trees and 1.3m high stock proof fencing along the southern boundary would provide acceptable screening and the access track would not be a prominent feature.
With regards highway safety, the County Surveyor is satisfied that forward visibility for vehicles turning right into the site is satisfactory. Parking provision would be provided for three vehicles and turning facilities would be available to enable all vehicles to enter and leave in forward gear. Should consent be granted, the existing access onto the A59 shall be maintained should Whitehalgh Lane be closed to enable maintenance of the adjacent highway culvert. The applicant has provided addition plans of the proposed access to overcome initial concerns regarding its impact on the highways culvert.
A protected species survey has been submitted which found no evidence of bats using the property and concludes that the proposed works are unlikely to cause disturbance to bats, result in the loss of a bat roost or cause injury or death to bats.
Taking into account the above, the proposed side and rear extension would accord with policies DMG1 and DMH5 of the Core Strategy. Furthermore, the proposed access and driveway would not result in any unacceptable harm to the appearance of the surrounding countryside and it is                                       recommended that the application be approved.

	RECOMMENDATION: Permit Conditional Planning Permission


Ribble Valley Borough Council  
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Note: This report needs to be read in conjunction with the Decision Notice.








