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	Date Inspected:
	31/05/18
	

	Officer:
	RM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Removal of existing boundary fence and hedge and extension of curtilage into adjacent agricultural land.  New post and rail boundary fence to be erected around extended garden area.

	Site Address/Location:
	Yew Tree Farmhouse, Preston Road, Ribchester 

	


	CONSULTATIONS: 
	Parish/Town Council

	No objection

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN2 - Landscape

Key Statement EN5 – Heritage Assets

Key Statement EN4 – Biodiversity and Geodiversity
Policy DMG1 – General Considerations

Policy DME3 – Site and Species Protection and Conservation

Policy DME4 – Protecting Heritage Assets

Policy DMH5 – Residential and Curtilage Extensions 
Planning (Listed Buildings and Conservation Areas) Act

National Planning Policy Framework (NPPF)



	Relevant Planning History:

None relevant 




	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description:

The application relates to a detached dwelling known as Yew Tree Farm, situated on Preston Road between Ribchester and Longridge. Yew Tree Farm is a late 17th century stone dwelling and is a Grade II Listed. To the front is a modest sized garden area but to the rear is a small garden with agricultural fields beyond.    
The property is located within a row/cluster of detached dwellings with the properties either side having larger rear garden areas. A public right of way (Footpath 24) runs to the side/rear of the application site. 



	Proposed Development for which consent is sought:

This application seeks change of use of an area of agricultural land to the rear of Yew Tree Farm into residential curtilage. The proposal would result in the loss of the existing boundary hedge and the application states that a new post and rail fence would be erected along the newly formed boundary. 


	Principle of Development:

Policy DMH5 only allows residential curtilage extensions where the application site is within a settlement or on the edge of a settlement, except where a curtilage extension will support the health of the local economy or for highway safety reasons. 

The application site is not located within a defined settlement boundary, nor is it considered to be on the edge of a settlement, however it is located within a cluster/row of buildings and thus is not isolated on the landscape.  Furthermore, the proposed curtilage extension is modest in size and the new boundary will bring the curtilage directly in line with the residential curtilages either side of the application property. As such, in this particular case the principle of the development is considered to be acceptable. 



	Visual impact/Listed Building: 
As detailed above the proposal would bring the residential curtilage in line with the properties either side and thus would not have any significant impact upon visual amenity of the area. The application would result in the removal of the existing boundary hedge which defines the rear boundary and the Council’s Countryside Officer has raised no objection to this, subject to conditions which prevent this hedgerow being removed during bird breeding season and that a new hedge is planted along the new rear boundary. 

In respect of the listed building, it is considered that the proposed curtilage extension would have no visual impact upon the character and appearance of the listed building in accordance with Policy DME4 and the NPPF.  



	Impact Upon Residential Amenity:

The extension of the residential curtilage to bring it in line with the adjoining properties either side would not have any detrimental impact upon residential amenity. 



	Other issues:

To the side and rear of the application site is a public right of way, however this would not be impacted by the proposal and would remain outside of the proposed new residential curtilage of Yew Tree Farm. 


	RECOMMENDATION:
	That planning consent be granted.


