
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS/JS

	Application No: 
	3/2005/0852/P

	Development Proposed:
	Garage and turning area, comprising curtilage extension, (Resubmission) at Astley House, Parsonage Lane, Chipping.

	CONSULTATIONS: Parish/Town Council

	Parish  Council -. No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections subject to the imposition of conditions.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H12 - Curtilage Extensions.



	POLICY REASONS FOR REFUSAL:

	Policies G1, ENV1 and H12 – Detriment to visual amenity.

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

	The application relates to a detached house in an isolated rural location within the Forest of Bowland Area of Outstanding Natural Beauty. It is of mixed stone and render construction with a slate roof.  The dwelling is located on a small triangular piece of land which has the appearance of residential curtilage.  The applicants also own a field/paddock to the west of the triangular area and another piece of land to the north, on the opposite side of Parsonage Lane.  When they purchased this property relatively recently, the applicants were of the opinion that all of the land which they had bought was residential curtilage.  The Local Planning Authority, however, did not consider this to be the case, but, rather, only the triangular piece of land was considered to be curtilage.  The adjoining land to the west has the appearance of a field rather than a garden, and is separated from the triangular piece of land by a hedge (albeit that there is a pedestrian gate between the two areas).  

A previous application (3/2004/1253/P) sought planning permission for an extension to the house, and a double garage and new access track.  The Local Planning Authority had no objections to the extension to the house.

The proposed garage however, would have been sited in the adjoining field/paddock outside the area which is accepted as curtilage by the Local Planning Authority, and would have  been on raised ground.  It was considered that the garage itself because of its height and raised position would have formed an incongruous feature in this AONB locality.  It was also considered that the associated drive and footpath would further add to the detrimental effect on the appearance of the locality, and that a permission would have amounted to an acceptance of the field/paddock as residential curtilage, and its formal use as such (eg by the formation of lawns and planted borders) which would have further detracted from the appearance and character of the area.The previous application was therefore refused for this reason.


The current application has sought to address the objections to the previous scheme by siting the garage closer to the accepted curtilage and excavating the raised ground so that the garage would sit much lower in the landscape, and would be screened by a proposed new boundary hedge.

The applicants have also now accepted that this field/paddock is not part of their authorised curtilage so the application also seeks permission for an extension to their curtilage to accommodate the garage and driveway etc.

It is still considered, however, that the proposed extension to the curtilage and the erection of the garage, boundary and retaining walls and formation of the driveway on the extended area would represent an urban encroachment into the open countryside to the detriment of the appearance and character of this rural area, which is within the Forest of Bowland Area of Outstanding Natural Beauty, contrary to Policies G1, H12 and  ENV1 of the Ribble Valley Districtwide Local Plan.

It is therefore recommended that permission be refused for this reason and also for a reason concerned with precedent.



	RECOMMENDATION: That permission be refused.
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