
DELEGATED ITEM FILE REPORT - APPROVAL
	Ref: AB
	

	Application No: 
	3/2015/0887

	Site:
	Sandy Bank Farm Sandy Bank Chipping PR3 2GA

	Development Proposed:
	Alterations and extensions to form five-bedroom dwelling.

	Target:
	23rd December 2015

	CONSULTATIONS: Town/Parish Council

	Parish Council: None received

	CONSULTATIONS: Highway/Water Authority/Other Bodies
RVBC Countryside: The proposals appear to be a major incursion into the roof space so we need a minimum scoping survey by a licenced protected species/ecologist surveyor

LCC Highways: The proposal raises no highway concerns and I would therefore raise no objection to the proposal on highway grounds.

	CONSULTATIONS: Additional Representations

	No representations have been received

	RELEVANT POLICIES:

	Ribble Valley Core Strategy
Policy EN2 - Landscape

Policy DMG1 – General Considerations
Policy DME3 – Site and Species Protection and Conservation
Policy DME4 – Protecting Heritage Assets 
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:

	Consent is sought for the re-modelling of an existing property to a five bedroom dwelling at Sandy Bank Farm, Sandy Bank, Chipping including the erection of multiple extensions. The application dwelling is a semi-detached dilapidated farmhouse located in the open countryside around 1.5km south of the village of Chipping. The existing dwelling is a four-bed property faced with cream render and has large modern window openings in contrast to the adjoining farmhouse which is faced with random stone and has retained its original character. To the rear of the application property it has been unsympathetically extended at ground and first floor. The application site includes a number of timber ancillary buildings set within substantial residential curtilage. Mature trees along the site boundaries to the north and west provide an effective screen and the property is not readily visible from the highway or public rights of way.
The old farmhouse has been extensively extended and modernised since the 1970s. The original building was a small stone-built farmhouse and barn with two cottages, ‘Sandy Bank Cottage’ and ‘Rose Cottage’ attached to the north west. The barn was converted to residential accommodation and incorporated into the farmhouse along with substantial changes to the elevational appearance. A large flat roof extension was approved to the rear and the roof of the barn was elevated above the adjoining cottage. A new two storey rear gable extension was permitted in 1976 and a further first floor conservatory and bathroom extension was approved in 1994. These changes have resulted in an unsightly and incongruous dwelling and the original character of the farmhouse has been completely eroded.
The proposals seek to raise the ridge height of the original farmhouse by 370mm to accommodate a new floor structure built to comply with building regulations. The front elevation of the property would be remodelled with some of the larger openings replaced with more traditional timber sash windows with masonry surrounds. To the rear it is proposed to demolish the existing extensions and replace them with two two-storey extensions with dual-pitched roofs parallel to the main dwelling. This would result in a double gable roof, creating a valley between the extensions and the host building. The first two storey extension would be located close to the boundary with the adjoining neighbour on the north east side of the rear elevation and would project around 4.4m beyond the original rear wall. It would replace the existing two storey conservatory and extension with balcony which is of poor quality and visually detrimental. The second two storey addition would be located at the south west end of the property and would measure 6.3m x 11.5m and would project beyond the side elevation of the original property by 3m. Both two storey extensions would have eaves and ridge heights to match the proposed raised height of the farmhouse. The gap between the two storey extensions to the rear would be infilled by a small flat roof extension. To the rear there would be large expanses of glazing at ground floor and windows frames would be powder coated aluminium resulting in an appearance of a contemporary nature.
This group of stone built building are depicted on the 1st Edition Ordnance Survey, surveyed 1849-1850. They would have represented a small typical stone built group of buildings reflecting the local style and vernacular. However, it is recognised that substantial harm has been caused to the group, in particular the application property which has been the subject of numerous unsympathetic alterations and extensions. Nonetheless, the adjoining cottages which have been extended to the rear at least retain some of their original character particularly to the front elevation. Moreover, in this case the development is proposed on land designated as an Area of Outstanding Natural Beauty (AONB) (see policies EN2 and DME2 of the Core Strategy and section 11 of the National Planning Policy Framework). The AONB has the highest status of protection in relation to landscape and scenic beauty. As such, the landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced. DME2 of the Core Strategy requires development to be in keeping with the landscape area and should reflect local vernacular, scale, style, features and building materials. 
The floor space of the original farmhouse has more than doubled as a result of various extensions. Whilst the proposed development would result in a further increase in floor space well beyond what can be considered commensurate to the original farmhouse, the proposals would result in the removal of the existing unsightly additions and would result in renovation of a property that is currently in a state of disrepair. The original farmhouse has already been overwhelmed by existing extensions; to approve a further increase would contradict policy DMG1 which states that development should be sympathetic in terms of scale and massing. However, Policy DMG1 also requires development to be sympathetic in terms of style and features and places particular emphasis on visual appearance. Renovation of the building would result in design uplift and seeks to re-establish some features that remind us of its former agricultural use and its rural setting including barn door style garage doors, re-established cart door opening on the front elevation and stone jambs to window/door openings. The rear of the building is not visible in the landscape and therefore the use of large glazed openings and aluminium frames do not raise concerns given the existing standard UPVC frames that adorn the building. The proposal to increase the ridge height of the farmhouse and extend beyond the side elevation of the original building would further increase the mass and bulk of the building which would create some imbalance between the application dwelling and the adjoining cottages. However, the scale increase is not so significant as to result in such visual harm to warrant refusal of the application.
With regards to the potential impact on the residential amenity of the occupiers of nearby dwellings, the proposals would not result in any greater impact on the residential amenities of the occupiers of Sandy Bank Cottage than the existing arrangement. The flank wall of the rear two storey projecting gable at Sandy Bank Cottage faces the common boundary with the application dwelling and the proposed development would not extend beyond the rear elevation of this part of the neighbouring dwelling. As such, it would not result in any loss of privacy, light or outlook.
Bats are a European Protected Species (EPS), and as such are given full protection (against injury or harm) under the Wildlife and Countryside Act 1981 (as amended). Bat roosts are also protected by law, and the destruction of a roost is an offence under the Conservation of Habitats and Species Regulations 2010 (as amended). The Council’s Countryside Officer has indicated that a bat survey will be required to fully assess any impact upon bats. It is essential that the presence or otherwise of protected species, and the extent that they may be affected by the proposed development, is established before the planning permission is granted, otherwise all relevant material considerations may not have been addressed in making the decision. 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.
In conclusion, the proposed development would result in the renovation and extension of a building that is in a state of disrepair. The proposals would seek to reflect the historic agricultural use of the building in the design of the front elevation which would appear more sympathetic to the surrounding landscape, the AONB and the adjoining properties than the existing building. Whilst the roof lift and extension of the footprint of the building is not ideal, the improvements to the visual appearance of the dwelling would outweigh any harm resulting from the additional massing and are considered acceptable in accordance with Policies DMG1, EN2, DME4 and DMH5 of the Ribble Valley Core Strategy.

	RECOMMENDATION: That planning consent be granted
	


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








