Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2009/0774/P

	Development Proposed:
	Retrospective application for change of use of agricultural land to residential curtilage at Higher Cockleach Farm, Longridge Road, Thornley-with-Wheatley, Lancashire, PR3 3NB.



	CONSULTATIONS: Parish/Town Council

	Parish Council – There have been no comments or observations received within the statutory 21-day consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	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 H12 - Curtilage Extensions.



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

	This application seeks retrospective permission for the change of use of three parcels of land surrounding the property, Higher Cockleach Farm, from agricultural land to use as residential curtilage for the dwelling. The site lies outside the settlement boundary of Longridge, and on land designated as open countryside.

The applicant owns a large area of land surrounding the property, with the three areas of land subject to this permission lying to the north, southeast and south west of the applicants’ existing residential curtilage. The dwelling itself is recently re-built property, which was given permission in 2008 as a ‘Replacement House & Garage’. Once works had almost been completed, it was noticed that the areas in question had already been merged as part of the curtilage of the dwelling. As such, the Agent was contacted to formalise the unauthorised change of use, and this application was submitted to do so. 

Whilst Policy H12 states that ‘Curtilage extensions on sites wholly outside settlements will normally be refused’, this is generally on the basis that visual harm will be caused by such an extension. In this instance, having had knowledge of the site, pre and post change in the use of the land, I do not consider that visual harm has occurred and this is for a number of reasons.

Firstly, given the majority of land in question is intervening land, in-between the existing residential curtilage and the adjacent highway, it is considered hard to justify how this is visually intrusive given the backdrop of the newly built house and garage building. Indeed previous to the works being carried out, the areas in question were merely grassland and kept separate from the working land to the north and rear of the building (See photographs in file). 

Secondly, most of the boundaries surrounding the proposed red edged curtilage area comprise established hedges and mature trees. Considering this when reading Policy H12 in respect of proposals for the extension of curtilage for sites on the edge of settlement, which states that ‘Extensions will be approved providing 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’, it is considered that it would fully comply.

Finally, in approving the three areas of red edged land, and supplementing the square area of existing curtilage to the north of the dwelling, the visual impact of the dwelling and its surrounding garden is more ably controlled by virtue of its rectangular shape and close proximity to the highway. In addition, by removing permitted development rights to the site, the Council will gain further control over future development at the site. 
Therefore, whilst the proposal does not strictly comply with the relevant Policy, bearing in mind the above comments, there is considered to be no significant, detrimental visual harm to the landscape caused by the proposed change of use of land to extended curtilage, and the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an acceptable form of development that has no significant detrimental impact on nearby residential amenity nor does it have an adverse visual impact on the surrounding countryside.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 15/09/2009














