Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2011/0251/P

	Development Proposed:
	Proposed detached garage (re-submission) at Knott Barn, Leagram, Preston, Lancashire, PR3 2QT.



	CONSULTATIONS: Parish/Town Council

	Bowland with Leagram Parish Council – No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy H17 – Building Conversions – Design Matters.

Policy SPG – “Extensions and Alterations to Dwellings”.



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

	Consent is sought for the provision of a detached garage within the curtilage of a property that is the result of a barn conversion. Knott Barn is an isolated building approx. 1¼ miles northeast of Chipping, accessed via a single-track access road. The site lies within the Forest of Bowland Area of Outstanding Natural Beauty. There are two other properties beyond this property that can be accessed via this track.

A previous application was submitted for a larger double garage with guest accommodation above under 3/2010/0780/P, however this was withdrawn prior to it being refused on the basis of its significant, detrimental impact on the character and setting of the former barn. That garage had a footprint of 7.45m x 6.06m, measured 6.07m to the ridge and was sited adjacent to the converted property (within 1m). This proposed garage is a single storey construction and has been designed as a simple structure of agricultural appearance, with a lean-to roof. It has a footprint of 7.8m x 4.3m, measuring 3.6m to the highest point of the roof (2.15m to the eaves), and is located to the southeastern corner of the building approx. 5.6m away. In addition, the applicant is proposing to plant a new Lancashire hedgerow along its western facing elevation. Construction materials would be natural random stone under a blue slate roof with timber doors/windows.  The western elevation will be solid stonework with the northern elevation shown with a solid timber garage door. These are the two elevations that will be visible in long and short-range views coming up to the site, and from the adjacent bridleway no. 12 that runs across the entrance to the site. The eastern elevation shows a solid personnel door, and a small window is found in the southern elevation facing the garden of the property. The site also drops away from the access track into the site (from east to west), with the finished floor level (FFL) of the garage approx. 1-2m below the level of the access track.

Having regard to recent approvals at Carr Meadow Barn, Balderstone (3/2010/0420/P) and Higher Greystonely, Leagram (3/2011/0200/P), and bearing in mind the requirements of Policy H17, I accept the proposed garage on the basis that,

· it is of a subsidiary size, height and design,

· it will be built in suitable materials, and

· it is sited in the position suggested,

As such, and given the further added benefit of the land levels on site, I do not consider the scheme to appear incongruous or harm the setting of the existing, converted barn, or the character or appearance of the wider area.

On this basis, I conclude the character and setting of the former barn would not be significantly compromised and that there would not be any significant detriment to the visual quality of the Area of Outstanding Natural Beauty in which the scheme is set, and the proposal is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an acceptable 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.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 19/04/11














