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	Date Inspected:
	05/04/18
	

	Officer:
	RM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed hydrotherapy pool extension and link extension between existing buildings.

	Site Address/Location:
	Good Heys Farm, Up Bedlam Road, Thornley-with-Wheatley 

	


	CONSULTATIONS: 
	Parish/Town Council

	No objection to this application 

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN2 – Landscape 

Policy DMG1 – General Considerations

Policy DME4 – Protecting Heritage Assets 

Policy DMH5 – Residential and Curtilage Extensions

Policy DME2 – Landscape & Townscape Protection

National Planning Policy Framework (NPPF)



	Relevant Planning History:

3/2007/1045 - Proposed kitchen extension – granted subject to conditions



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description:

The application relates to detached dwelling known as Good Heys Farm within the small hamlet of Thornley with Wheatley. The dwelling, along with a separate property known as Good Heys Barn, is accessed via a track leading off Up Bedlam Road. 

The dwelling is stone built and attractive in design, appearing on the 1848 OS map, and has a large residential curtilage, including a tennis court, which is enclosed by a 2m high (approx.) stone wall. To the south east of the dwelling is a two storey brick built former granary building, currently used as a garage at ground floor and annex (with bedroom and living room) at first floor, and beyond are a number of stable buildings and a horse training manege.    

The application site is located within the open countryside and the AONB.


	Proposed Development:

This application seeks consent to construct a two storey extension which would connect the existing dwelling to the detached granary building, as well as a large single storey extension to the rear of the granary, that would be used a hydro-therapy pool. The granary building would also be changed into habitable accommodation. 

The proposed two storey extension would infill a gap of 7m between the existing dwelling and granary building, and be set back 1.8m from the front elevation of the dwelling. The extension would be stone built (with a slate roof) and contain a central door (with canopy above) with windows either side at both ground and first floor. At ground floor level the extension will be used to provide a link access point between the existing dwelling and the granary, as well as a dining room and family room. At first floor the extension would provide a guest bedroom as well as linking the first floors of the dwelling and granary building. 

The proposed single storey extension would project some 13m out from the rear of the granary building and measure 7.5m wide, with the addition of 2.9m x 5.7m plant room building attached to the side. This extension would be constructed in red brick, with a slate roof, and provide a hydrotherapy pool for the future occupant of the dwelling. 

The ground floor of the existing granary building would be used as a therapy room and changing room, with the first floor occupied by a carer.    
The application is accompanied by exempt information which details the medical history of the applicant and the specific requirements for this development.  


	Principle of Development:

The application seeks to carry out relatively large extensions to a residential dwelling within the open countryside and the AONB. The principle of the development is acceptable on this residential property, subject to compliance with other policies in the Core Strategy.    



	Visual Amenity, External Appearance and AONB:

The application site is located in the open countryside and the AONB, however it is accessed via a relatively long track off Up Bedlam Road and thus is not highly visible from the main public highway, due to vegetation and hedging situated along surrounding field boundaries. Furthermore the side and rear boundary of the application site are well screened by a 2m high stone wall, as well as some mature trees. 

As a result of the above the proposed single storey rear extension (hydro-therapy pool) would not be visible from outside the application site and thus has no significant visual impact upon the application building or wider area. 

The proposed two storey extension would be visible from the front of the house, however as mentioned above the dwelling is accessed via a long track which only serves the application property and the neighbouring dwelling at Good Heys Barn, as such the track is not heavily used by the public and thus the application property is not prominently located.
The application is accompanied by a heritage statement which details that Good Heys Farm appears on the historic maps between 1812 and 1848 and the granary building on the 1912 map. In light of this evidence, and the design of the buildings, it is considered that the main dwelling was constructed in the early half of the 19th Century and the granary building around 1900. As a result of its age and attractive appearance the LPA considered this building to be a non-designated heritage asset, and the submitted heritage statement concurs with this view. 

With regard to the impact of the proposed two storey extension, being set back from the front elevations of both the main dwelling and granary, and below the ridge heights, the extension would not dominate the existing buildings and with its traditional design/appearance and window proportions would be in keeping with main dwelling house.   
In view of the above it is considered that the proposed extensions have a neutral visual impact on the application property and the surrounding area, and this neutral impact is significantly outweighed by the benefits the proposed development would bring to the applicant. 
In summary, it is considered that the proposed developments would have no significant visual impact and would not result in any harm to the landscape character of the area, or the existing building.  



	Impact Upon Residential Amenity:

The application site occupies a relatively isolated with the only neighbouring property being Good Heys Barn on the opposite side of the track. Good Heys Barn is a converted barn situated to the south of the existing granary building and there is presently a separation distance of 13m between the granary building and Good Heys Barn. The converted granary building would contain a carer’s office and carer’s bedroom at first floor level with windows facing towards Good Heys Barn. 

The north facing elevation of Good Heys Barn contains a bedroom window at first floor level, however this is at the eastern end of the elevation and therefore not in line with the granary building. The only openings in the north facing elevation of Good Heys Barn that face the granary building are two windows in the ground floor which appear to serve a large kitchen/dining room, which also appears to be served by a window in the west facing elevation of this property, thus these two windows are not the only openings serving this room. Additionally, along the northern boundary of Good Heys Barn is a mature hedge and this provides a screen for the ground floor windows in the north facing elevation from the application site. No objections have been received from the occupants of the neighbouring property.    

Notwithstanding the above, the first floor of the granary building is already in domestic use an annex for the main dwelling, consisting of a living room and bedroom at first floor level. 

In view of the above, it is considered that the proposed extensions and alterations would not have a detrimental impact upon residential amenity by way of overlooking , overshadowing and loss of daylight. The proposed development therefore shares an acceptable relationship with surrounding land uses, in particular the property at Good Heys Farm. 



	Highways: 

The application property has a large residential curtilage and sufficient space for the safe parking of vehicles off the public highway. 


	Trees/ecology: 

The application is accompanied by a preliminary ecology survey, a daytime bat survey and an arboricultural impact assessment. 

The Council’s Countryside Officer has reviewed the ecology survey and raises no objection subject to a condition which requires the development to be undertaken in accordance with the mitigation measures/recommendations contained within. The daytime bat survey found evidence of roosting bats within the property and thus recommended further survey works be undertaken during optimum time. 

A dusk/dawn emergence survey has since been undertaken and roost bats were found at this site. As such a European Protected Species License form Natural England is required and a condition has been attached which requires this to be obtained and submitted to the LPA prior to commencement of development on site. 

In respect of trees, the submitted report identifies two areas of interest. One is an Ash Tree (T2) located to the north west of the dwelling and a significant distance from the proposed extension. This tree will be unaffected by the proposal and is to be retained. Much closer to the dwelling is a large prunus shrub (S1) and this would need to be removed to allow for the proposed hydro-therapy pool extension. The submitted report states that whilst this is an attractive specimen, it is  replaceable. The Council’s Countryside Officer has reviewed the tree report and raises no objection to the removal of this large shrub. 


	Conclusion:

In summary, the proposed extensions and alterations would share an acceptable relationship with the host property and the surrounding area in terms of their design and appearance, and would not have any undue impact upon neighbouring residential amenity in accordance with Key Statement EN2, and Policies DMG1, DME4 and DMH5 of the core strategy. 



	RECOMMENDATION:
	That planning consent be granted.


