Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2008/1046/P

	Development Proposed:
	Proposed extension to residential curtilage and erection of detached garage at Farrick Barn, Fair Oak Farm, Leagram-in-Bowland, 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) – N/A.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H12 - Curtilage Extensions.



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

	Farrick Barn is a barn conversion dwelling. It is one of four dwellings within the group of farm buildings at Fair Oak Farm.  The complex of buildings is located at the northern end of an approximately 400m long access track off the north side of the highway in an open countryside location in the vicinity of the Bowland Wild Boar Park.  The site is within the Forest of Bowland Area of Outstanding Natural Beauty.

Farrick Barn is at the northwestern edge of the group of buildings.  Its curtilage, which comprises a parking area and a raised garden area is all to the eastern side of the property.  An access track leading to the existing parking area runs in front of the property and also in front of the attached dwelling Fair Oak Coach House.  At the end of this track, and immediately adjoining the northern boundary of the authorised curtilage, a hard standing area has already been formed which, technically, represents an unauthorised extension of the residential curtilage.

This application seeks to regularise that matter by seeking permission for the extension of the curtilage to include the hard standing area only.  Permission is also sought for the erection on the hard standing of a detached double garage with a utility space at the rear.

The garage is of an appropriate design with a pitched roof and external materials comprising random natural stone walls, stone quoins at wall corners, timber windows with stone surrounds and a natural slate roof.

The building will occupy a naturally unobtrusive position and will be visually well related to the existing dwellinghouse and its residential curtilage.  I consider that it will blend in well with the existing dry stone boundary walls, and the raised bank to the south of the position of the building (comprising the raised garden area) both of which will provide natural screening.

The location of the garage is such that it will not have any impact upon any of the other dwellings within this group of buildings.

The extension to the curtilage is minimal and for the reasons explained above, I do not consider that the building would be unduly intrusive or incongruous in the local landscape.  I therefore consider that the proposal does not contravene the requirements of the relevant policies of the Local Plan.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed garage would not detract from the appearance of the Forest of Bowland Area of Outstanding Natural Beauty and would not have any detrimental effects upon the amenities of any neighbouring dwellings.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 5 FEBRUARY 2009














