


	Report to be read in conjunction with the Decision Notice.

	

	Application Ref:
	3/2021/0882
	[image: ]

	Date Inspected:
	~
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVED

		

	Development Description:
	Proposed extension, replacement porch, alterations to dwelling, replacement of outbuildings with annexe and garage/store.

	Site Address/Location:
	Seedalls Farmhouse Eaves Hall Lane West Bradford Clitheroe BB7 3JG

		

	CONSULTATIONS: 
	Parish/Town Council

	The Parish Council is very aware that the proposed location for the development is situated within the Forest of Bowland AONB, and as such is keen to ensure that any application which may ultimately lead to increased residential occupation is subject to appropriate scrutiny.

There are certain aspects of the planning application which members of the Parish Council genuinely feel would enhance the appearance of the property / local area. In particular, the Parish Council welcomes the removal of the existing porch/conservatory and its replacement with a new open porch. Members have also noted with approval the recent removal of paint from the exterior of the farmhouse so as to expose the natural stone, and support the use of natural materials in the annexe and garage.

Whilst the application does not appear to make any reference to the possible use of the annexe as a holiday let, it is clearly feasible that the location of the site within the AONB would lend itself to this use moving forward. The Parish Council therefore wonders if a suitable addition to any planning consent would be a condition which restricts the use of the annexe to immediate family members.


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection subject to conditions. 

	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:
Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement EN2 - Landscape
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DME2 – Landscape and Townscape Protection
Policy DME3 – Site and Species Protection and Conservation
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The application site lies in the Forest of Bowland AONB and beyond the end of Eaves Hall Lane approximately 2.3km from the village of West Bradford. The main building at the site is the farmhouse with adjoining barn which has been long-since converted for residential use. The planning history of the building confirms that the eastern section of the building is the original farmhouse.

As well as the main building, there is also an existing garage/stable building and detached timber garage.

To the south of the dwelling is the associated private garden which is well enclosed by hedgerows and trees. To the north and west of the main dwelling is a concrete yard. Beyond the site boundary to the north and west is farmland.


	Proposed Development for which consent is sought:
The applicants seek to renovate and update the buildings at Seedalls Farm. Permission is sought for extensions to the existing farmhouse. This includes a two-storey extension at the eastern end of the building, including a ground floor wrap-around extension. This would be constructed in stone with a natural blue slate roof to match the main building.

A new open porch is proposed over the arched wagon entrance of the south elevation of the former barn section. An existing conservatory style porch would be removed. The proposed porch would be constructed with oak posts and a blue slate roof.

The existing garage and stable building is a white rendered building and is proposed to be demolished and replaced with a proposed annexe on the same footprint. The annexe would measure 14m x 9.8m and would be 5m to the ridge. It would be faced with materials to match the main dwelling and would provide a shared living/dining/kitchen, two bedrooms and bathroom over a single floor.

Finally, the proposal includes demolition and replace of the existing timber garage/store with a stone-built replacement with domestic store.  The proposed building would be located on the same footprint although proposes a notable increase in height from 3m to 5m.


	Principle of Development:
The proposal to replace and extend the existing domestic buildings at the site is acceptable in principle subject to detailed consideration of their size, scale and design.

In principle the proposal to create ancillary accommodation is generally considered acceptable subject to the proposals providing only modest accommodation as required by Core Strategy Policy DMH5 and meeting the requirements of Policy DMG1 which requires development to be of a high standard of design and to be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials. The relationship between buildings is of major importance and particular emphasis is placed on the visual appearance of development.

Key Statement EN2 states that the landscape character of the Forest of Bowland Area of Outstanding Natura Beauty will be protected, conserved and enhanced. This policy also states that development will be expected to being in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, features and building materials. NPPF paragraph 176 says that ‘great weight should be given to conserving and enhancing landscape and scenic beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty which have the highest status of protection in relation to these matters’.


	Design and Visual Appearance:
Key Statement EN2 and Policy DMG1 of the Core Strategy requires that consideration is given to the design and visual appearance of new development, with a requirement that development is in keeping with the character of the landscape and that consideration be given to the relationship between buildings.

Due to the age of the farmhouse building, the application is supported by a Heritage Statement. This confirms that the archaeological interest of the building is largely to the exterior of the building and that the appearance of the building has been impacted through the uPVC porch and modern uPVC windows and doors.

The proposed extension would incorporate a catslide roof, a common characteristic of traditional agricultural buildings, and would be set down from the main ridge of the building with a matching roof pitch. The catslide roof would extend beyond the south elevation of the original building, wrapping around it at single-storey level and would provide the occupants with better access to their private garden.

Subject to the use of matching materials, including the incorporation of stone window surrounds to reflect the existing building and conservation style roof lights, the size and scale of the extension raises no concerns. Where the proposal seeks to include larger glazed elements, they should be carefully designed and set back into the stonework.

The proposal is to also remove the existing conservatory/porch, which currently conceals the former wagon entrance of the barn, in order to erect a timber framed porch. Removal of the existing conservatory to reveal the wagon entrance would be of benefit to the building’s appearance and character, and there would be a strong preference for this feature to remain unadorned. The proposal, however, is for the doorway to have a new covered porch and when compared with the existing situation it would be an improvement.

The relation to the proposed annex and garage buildings, they would be located on the footprint of existing domestic structures within the residential curtilage. The proposals would not result in a fundamental increase in built form, although it is acknowledged that overall height of buildings would be raised. Following discussion with the applicant, both the proposed annex and garage buildings have been reduced in height by 0.5m to 4.5 metres. The proposed annexe building would be generously sized but clearly subservient to the main four-bed property. The building would be constructed from natural local materials to match the main house and would therefore represent an improvement compared with the existing rendered outbuilding. 

Similarly, the proposed garage would be replaced with a higher quality structure that raises no design concerns.

Taking account of the above, the proposals are considered to be acceptable.

	Observations/Consideration of Matters Raised/Conclusion 
No objections have been raised by the County Highways Officer subject to a planning condition requiring that the annexe be used only for purposes ancillary to the main dwelling.

It is not considered that the proposals would result in any harm to residential amenity.

The application is supported by a Bat Survey Report (ref.6320) which found no evidence of bats within the existing buildings. However, it is considered that the area is an optimal location for bat forage habitat. The buildings do not at present provide high quality bat roost habitat and the scheme provides an opportunity to enhance the roost potential. The Survey Report does propose measures including ridge access tiles/slates however further details of these measures would have need to be provided and would be secured through planning condition.


	Conclusion:
Considering all the above, the proposed development would result in the provision of new extension and outbuildings that would be subordinate to the main property. The proposal would result in the removal of existing unsightly buildings and their replacement with high quality natural stone replacements that would complement the appearance of the main farmhouse building.

It is recommended that the application be approved subject to conditions.


	RECOMMENDATION:
	That planning consent be granted.
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