Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB/EL

	Application No: 
	3/2012/0783/P

	Development Proposed:
	Proposed change of use of agricultural land to domestic to accommodate proposed domestic garage.  Change of use of domestic land to agricultural land to include the demolition of two existing outbuildings at Wallbanks Farm, Chipping Road, Chaigley

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No representations received.

Environment Agency - No representations received.



	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 H12 – Curtilage Extensions.

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

	Planning permission is sought for the change of use of agricultural land to domestic to accommodate a domestic garage and a change of use of domestic land to agricultural land and the demolition of two existing outbuildings at Wallbanks Farm, Chaigley.  

Wallbanks Farm is a detached property in an isolated location to the south east of Chipping Road. The main dwelling was constructed as a replacement dwelling via the approval granted under reference 3/2009/0136/P.  The dwelling is located within the Forest of Bowland AONB; it is also outside of any settlement boundary as defined by the Ribble Valley Districtwide Local Plan.

There are three distinct parts to this development; there is a change of use element, the erection of a new detached garage unit and the demolition of two existing outbuildings.  

The proposed change of use of agricultural land to domestic curtilage and the change of use of domestic curtilage back to agricultural land is required in order to ensure that the proposed garage unit would be located on land which would form part of the domestic curtilage of the dwelling.

The land to be changed from domestic curtilage back to agricultural land is located to the south of the existing dwelling.  The land to be converted from agricultural land to domestic curtilage is a parcel of land located to the east of the dwelling.  The change of use of these two parcels of land is trade off to provide a suitable location for the proposed garage.  It would not result in a material net gain of domestic curtilage, which would encroach further into the open countryside and in this case the AONB.  A similar trade was carried out in reverse under application 3/2009/0136/P, which granted permission for the replacement dwelling. Having visited the site the parcel of land where the garage will be sited is wedged shaped. As such it does not particularly lend itself to agricultural use. It also abounds the Public Right of Way that sits at a lower level than the proposed site of the garage. I am of the opinion that in this particular instance this piece of land would actually be more suited to been part of the domestic curtilage of the existing dwelling.    

The proposed garage unit will be located to the east of the main dwelling.  The proposed structure will measure 9.5m x 6.5m and built to an eaves height of 2.5m with a ridge height of 4.5m.  The structure will be constructed from stone under a dual pitched slate roof.  Vehicular access will be provided via a vehicle door on the west elevation with a personal door on the south elevation.  Two windows will be located on the north elevation; in addition two rooflights will also be located in the north elevation roof slope.  Submitted details also propose the provision of 14 solar PV panels on the southern elevation roofslope.

The third element of this development consists of the demolition of two existing outbuildings.  The buildings to be demolished are relatively small in scale.  They are currently in a dilapidated state and are not of any particular architectural merit and do not particularly correspond to the existing dwelling.  The demolition of these buildings may in the long term safeguard the character of the AONB as demolition at this stage may prevent them falling further into a state of disrepair.  

Given the location of the proposed development a key consideration is the impact the development will have upon the character, setting and visual amenities of the AONB.  The most prominent public view of the development would be from the public right of way (FP38) located immediately to the north of the garage.  Whilst the garage would be readily visible I am of the opinion that it would not look obtrusive or particularly out of place.  This is due to its proximity to the existing dwelling; I am of the opinion that its proximity to the existing dwelling will ensure that it will be well associated to the dwelling.  Another potential vantage point from which the development could be viewed from is from Chipping Road located to the south.  

Having visited the site I am satisfied that the proposed development would not form a prominent addition to the landscape, when viewed from the south.  This is by virtue of the overall scale of the proposed garage building and the general topography of the area.  

I am therefore of the opinion that the proposed development would not cause detrimental harm to the character, setting and visual amenities of the AONB in accordance with Policy ENV1 of the Districtwide Local Plan.  

Having considered the submitted details, I see no material objections to the granting of planning permission.  I therefore recommend 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.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 13 September 2012














