
DELEGATED ITEM FILE REPORT - APPROVAL
	Ref: AB
	

	Application No: 
	3/2014/0984

	Site:
	Moss Hall, Higher Road, Longridge, PR3 2YX

	Development Proposed:
	Proposed timber garage

	Target:
	11th August 2015

	CONSULTATIONS: Town/Parish Council

	Parish Council: No objections

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways: The proposal raises no highway concerns and I would therefore raise no objection on highway grounds

	CONSULTATIONS: Additional Representations

	No representations have been received

	RELEVANT POLICIES:

	Ribble Valley Core Strategy
Policy DMG1 – General Considerations
Policy EN2 - Landscape

Policy DME2 – Landscape and Townscape Protection

Policy DMH5 – Residential and Curtilage Extensions
National Planning Policy Framework

Section 7 – Requiring Good Design

Section 11 – Conserving and enhancing the natural environment

Section 12 – Conserving and enhancing the historic environment

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

	This application relates to the erection of a timber garage at Moss Hall, Higher Road, Longridge. The application property is a former agricultural building located on the south side of Higher Road in the Forest of Bowland AONB and lies approximately 2.5km northeast of Longridge. Consent was granted for conversion of the barn to residential use including the erection of the integral garage as part of its conversion. The building is faced with natural stone, slate roof tiles and timber window frames and doors. In determining the application it is important to consider the design of the garage and the visual impact of the proposal on the AONB.
The application proposes to erect a timber garage measuring 6.1m x 5.5m. The proposed garage would have an eaves height of 2.3m and a ridge height of 3.4m and would be located in the front garden around 6.5m forwards of the main building. The building would be constructed from horizontal timber boarding with a synthetic slate Tapco roof.

In this case the development is proposed on land designated as an Area of Outstanding Natural Beauty (AONB) (see policies EN2 and DME2 of the Core Strategy and section 11 of the National Planning Policy Framework). The AONB has the highest status of protection in relation to landscape and scenic beauty. As such, the landscape and character of the AONB will be protected, conserved and enhanced. In areas of high landscape value a consideration of public views of the development is particularly important. The proposed building would be located around 20m from the adjacent highway and would be visible from long range from public footpaths within the vicinity of the proposed development where it would be seen in the context of the surrounding buildings. Any additions to traditional farm buildings should not harm the appearance or function of the area. Traditional farm buildings are generally associated with yards or open field locations and should retain their open setting. Suburban paraphernalia such as a garage can detract from their agricultural setting. The garage would be set around 6.5m from the existing building so as not to adversely affect its character and it would not prove detrimental to the visual qualities of the area or the open setting of the former barn. 

The application site is located within the AONB where particular care should be taken in the choice of materials and any additions within the curtilage of this traditional former farm building should be of a high standard. In this case the proposed building would be constructed from materials that would not reflect those used in the construction of the stone built barn. Whilst the use of timber reflects the materials typically used in the construct of agricultural buildings, they are generally clad with Yorkshire boarding in a horizontal arrangement. The garage roof would be faced with synthetic slate which would be seen against the natural slate roof of the barn and surrounding buildings from public footpath no.6 at a distance of 120m. The use of synthetic slate in not usually acceptable in the AONB as it may not weather like natural slate, its colour may fade and it may appear highly reflective or shiny when wet. However, in this case it is considered that the proposal is minor in nature and would not result in significant additional built form. The garage roof would be mainly visible from long-distance where the use of synthetic slate would the less apparent and the timber cladding would be conditioned to be dark stained in order to reduce the buildings prominence.
Whilst I appreciate the applicant’s requirements to keep construction costs to minimum, this does not outweigh the need to ensure that any development is sympathetic to the area and makes a positive contribution to the visual qualities of the AONB. However, taking the above into account it is considered that the building would have a neutral impact on the appearance of the main dwelling and the visual amenities of the AONB. As such, it would not result in significant harm to warrant refusal and on this basis the application is recommended to be approved.

	RECOMMENDATION: Permit Full Planning Permission


Ribble Valley Borough Council  
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Note: This report needs to be read in conjunction with the Decision Notice.








