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	Date Inspected:
	18/04/2019
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Retrospective application for erection of garage and stable building with ancillary living accommodation above.

	Site Address/Location:
	Fairclough Barn, Loud Bridge Road, Chipping, PR3 2NX 

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations received within Consultation Period

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: 
	Additional Representations.

	No representations received in respect of proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN2 – Landscape 

Policy DMG1 – General Considerations

Policy DMH5 – Residential and Curtilage Extensions

Policy DME2 – Landscape and Townscape Protection.


	Relevant Planning History:

N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a converted barn falling within the open countryside in the AONB. The property is accessed off a private driveway with the property being set back approximately 25 metres from Loud Bridge Road. The application relates specifically to land at the south east of the dwelling with the ancillary building being sited approximately 40 metres from Loud Bridge Road.

	Proposed Development:

Retrospective consent is sought for the erection of garage and four stables with annex at first floor. The building has a ‘L’ shape at ground floor measuring a maximum width of 15.3 metres by 10.1 metres with a further projecting external staircase measuring 1 metres by 4.1 metres. The first floor annex measures 9.3metres by 10.1 metres. The building measures 3.4 metres at the eaves and 7 metres at the ridge with the single storey element of the building measuring 5.2 metres at the ridge.
The building has been constructed in materials to match the main dwelling Fairclough Barn.
The submitted application form states that the building was erected in 2004.

	Principle of Development:

Core Strategy Policy DMH5 covers the extension of properties to provide annex accommodation and states that the development must be capable of integration into the main dwelling or a use that is ancillary to the use of the main dwelling housing when circumstances change. Furthermore, it states that an extension should generally speaking provide only a modest level of accommodation. Annex accommodation is by definition incidental to the enjoyment of the main dwelling and is ancillary to the parent property. 

The building is located within the curtilage of the dwelling approximately 6m from main dwelling and as such  would be clearly capable of integration into the main dwelling should circumstances change. In terms of the level of accommodation, the annex provides a study, lounge and kitchen with a single bedroom and bathroom. The level of accommodation provided is not excessive and is considered to be a suitable level of accommodation to maintain a level of subservience to the main dwelling in accordance with Policy DMH5.
The stable block is used for domestic purposes only; it is used for the sole use of the applicant’s family and is in no way associated with a livery business and as such the principle of a stable block in this location is acceptable. 


	Visual Amenity, External Appearance and Conservation Area:

Key Statement EN2 states that the landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced and any development will need to contribute to the conservation of the natural beauty of the area. 
Similarly, Policy DME2 of the Ribble Valley Core Strategy states that development proposals will be refused which significantly harm the important landscape.
The application site is set back approximately 40 metres from the highway Loud Bridge Road and although the site is visible it is considered that the development is not been seen as a prominent addition when viewed from this highway due this set back and that the garage/annex has been constructed in materials that are sympathetic to the character of the area. 

It is considered that the building remains subservient to the existing dwelling as the ridge height of the building is lower than the ridge of the application dwelling and the eaves of the building are significantly lower than the eaves of the application dwelling.  It is therefore considered that by virtue of its size, siting and building materials the development does not have a detrimental impact on the visual amenity of the AONB or that of the application dwelling.
 

	Impact Upon Residential Amenity:

The property adjacent to the site is Fairclough farm. This property is approximately 30 metres north of the application dwelling. Due to this separation distance it is considered that the development does not result in the loss of light or privacy to the residential amenity of this dwelling and therefore considered to be acceptable.


	Other Matters:

In order to ensure that both the stables and ancillary accommodation continue to be used only by the applicant and any family members residing at Fairclough Barn.  Conditions will be placed on any subsequent approval restricting the use of the stables to be for private recreational purposes and the ancillary accommodation to be used an extended family unit in conjunction with Fairclough Barn.

	Conclusion:
In summary, the proposed building shares an acceptable relationship with the application property and AONB in terms of its design and appearance, and does not have any undue impact upon neighbouring residential amenity in accordance with Policies Policy DMG1, DME4 and DMH5 of the core strategy. 



	RECOMMENDATION:
	That planning consent be granted.


