Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2009/0785 

	Development Proposed:
	Two semi-detached single garage and residential curtilage extension. One garage for the Barn and one for no. 1 Chapel Brow with residential curtilage to the Barn. Barn adjacent to and 1 Chapel Brow, Longridge, Lancashire.



	CONSULTATIONS: Town Council

	Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	United Utilities – No objection to the proposal, providing the site is drained on a separate system, with only foul drainage connected into the foul sewer. Surface water should discharge to the watercourse as stated on the application form.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 – Development Control.

Policy H10 – Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.
Policy ENV3 – Development in the Open Countryside.

Policy H12 – Curtilage Extension.



	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	This application seeks permission for the erection of a large double garage in place of the previously approved single garage adjacent to no. 1 Chapel Brow, which will provide a garage space for both adjacent properties, and also change the use of approx 145m² of agricultural land to domestic, increasing the residential curtilage of the adjacent Barn. The site is situated on the edge of the settlement boundary of Longridge. 

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 visited the site, it is noticeable that the proposed triangular piece of land to be converted to residential curtilage follows a line from the recently approved square area of land to the north of no. 1 Chapel Brow, to the edge of the garden area of the recently approved barn conversion. Bearing this in mind, it is considered that the proposed curtilage extension follows an easily identifiable feature, is in line with the existing curtilage of the property, no. 1 Chapel Brow, and its approval will cause no significant visual harm to the landscape.
The garage proposed measures approx. 9.53m wide x 7.2m deep x 5.07m to the ridge. It will be built in reclaimed random rubble with new stone quoins, heads and cills with a reclaimed slate roof, which is in keeping with the area. The garage will be positioned in virtually the same position as the previously approved single garage, and whilst larger in size, the proposed building is considered to be of an acceptable design and would not be to the visual detriment of the surrounding area, the existing adjacent house nor the recently approved barn conversion.
Therefore, as the proposed development outlined above is considered to comply with the relevant planning policies, the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety or on the amenity of nearby neighbours.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 25/09/2009














