Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2008/0806/P

	Development Proposed:
	Retrospective application for change of use from agricultural land to extension to residential curtilage and alterations to access (re-submission of 3/2008/0523) at Charnley Cottage, Preston Road, Longridge, Lancashire.



	CONSULTATIONS: Parish/Town Council

	Parish Council - The Parish Council has no objection to the proposed development.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (LCC) – No objections to this proposal on road safety grounds. The new access is designed to a suitable standard and will be constructed within acceptable parameters. The sightlines achieved are satisfactory as they represent a significant improvement on the previous arrangement.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy H10 - Residential Extensions.

Policy H12 - Curtilage Extensions.



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

	Charnley Cottage is a semi-detached dwelling that lies on the outskirts of Longridge, outside the settlement boundary. This application seeks retrospective consent for the creation of a new access onto Preston Road, which involves the change of use of a small area of land to the South of the applicants’ property from agricultural land to use as residential curtilage for the dwelling. The gates are set back over 6m from the highway edge.

The agent notes that the main vehicular access to the site is via a shared access to the north of the property, and that this shared access has caused numerous incidents of conflict between vehicular movements. With regards to the purpose of the new access, the agent notes that when an opportunity arose to purchase land to create a new access to the property, this was done and the new access point was created. In doing so, this has created a safer access point for the applicant, and in turn has reduced the number of vehicles using the original access further to the north of the site. Bearing this in mind, the main issue is whether the extension of curtilage to facilitate an improved vehicular access is deemed acceptable from a Policy point of view.

Policy H12 states that ‘Proposals for the extension of curtilage will be approved if the site is on the edge of a settlement providing:

a) The new curtilage boundary follows an easily identifiable feature such as a road, stream or hedge way or the curtlilage extension brings into line with the existing adjacent properties; and
b) The extension will not cause visual harm to the landscape; or
c)
The extension improves the visual quality of the site.

Having had numerous discussions with the agent for this application regarding the proposed curtilage extension, the actual area of land proposed to be considered as residential curtilage has been reduced to a minimum and the area of stone chippings created for the turning circle will be enclosed by a short post and rail fence and a Lancashire-mix hedgerow. The additional land within the ownership of the applicant is shown to revert back to grazing land. Bearing this in mind, and the much improved vehicular access this creates for the property, whilst the proposal does not strictly comply with Policy H12, on balance, due to the highway improvements, the reduction in curtilage and the minimal boundary treatments proposed, it is considered that there will be no significant visual harm to the landscape, and the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact, nor would it have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 15/10/2008














