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	Date Inspected:
	06/08/2019
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Extension of domestic curtilage and erection of garden room

	Site Address/Location:
	The Hey Moo, Mellor Brow, Mellor, BB2 7EX

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received in respect of proposed development

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: 
	Additional Representations.

	7 letters of representation have been received within the following objections:

· Approval would set a precedent for further development.

· The development would result in loss of privacy for 18 and 19 Elswick Gardens.

· Concerns regarding drainage
· Plan showing neighbours curtilage is inaccurate.
· Scale of development is too large.

· There are trees on the boundary that aren’t shown on plan

· The development will be used as an independent dwelling.

· Use of garden would create noise disturbance.



	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN2 - Landscape

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMH5 – Residential & Curtilage

Policy DME2 – Landscape and Townscape Protection
National Planning Policy Framework (NPPF)

	Relevant Planning History:

N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is located within the open countryside adjacent to the Mellor settlement boundary. The application site is to land to the rear of the application property that is accessed off Mellor Brow and the land is currently under an agricultural use.

	Proposed Development for which consent is sought:

Consent is sought for the change of use of agricultural land to domestic curtilage and the erection of a garden room in the proposed curtilage. The proposed curtilage extends north of the application sites rear boundary by 40 metres and extends 42 metres north east of the north east corner of the applications sites boundary. The proposed garden room is sited approximately 25 metres west of the existing rear boundary of the property. The garden room measures 10 metres by 5 metres with a flat roof measuring 2.93 metres the height. The garden room would be clad with thermowood with 3 sets of aluminium bi folding doors 

	Other Matters:

Policy DMH5 of the Ribble Valley Core Strategy refers specifically to residential and curtilage extensions. The policy states with reference to curtilage extension that the extensions will be approved if the site is within a settlement or on the edge of a settlement, provided the extension follows an easily identifiable feature such as a road, stream or hedgerow, or brings the boundary into line with existing adjacent properties, the extension will not result in visual harm to the landscape and the extension improves the visual quality of the site. The application property lies on the edge of the Mellor settlement boundary and as such the proposed curtilage extension will be supported providing that the extension follows an easily identifiable feature.
The proposed extended curtilage projects a further 18metres north west of the rear boundary of properties along Elswick Gardens and extends a maximum of 40 metres north west of the application sites rear boundary and 42 metres north east of the north east corner of the application site boundary.  It is also considered that the existing post and wire fence does not represent the defined curtilage of a domestic property. As such the proposed curtilage extension will not follow an identifiable feature and is considered to be detrimental to the visual amenity of the open countryside. The proposed garden room within this curtilage would appear as an isolated feature being over 25 metres from the north east corner of the dwelling also to the detriment of the visual amenity of the area.
The nearest neighbouring dwellings to the proposed garden room are no 18 and no 19 Elswick Gardens. The garden room is within 2 metres of the rear boundaries of these dwellings. However there is a separation distance of over 20 metres from the rear elevations of these properties and although concerns have been raised by residents, it is considered that the development will have limited impact on the residential amenity of these neighbouring dwellings.

With regards to the above it is considered that the proposed curtilage extension and proposed garden room would harm the visual amenity of the open countryside in direct conflict with Policy DMH5 and Policy DMG1 of the Ribble Valley Core Strategy.

	RECOMMENDATION:
	That planning consent be refused.

	The proposed extended residential curtilage is considered contrary to Policy DMH5 of the Ribble Valley Core Strategy insofar that the curtilage does fails to fully follow, in its entirety , or fully correspond to an easily identifiable feature nor would the proposed extended curtilage bring the boundary into line with existing adjacent properties.  It is further considered the proposed extended curtilage is also in direct conflict with Policy DMH5 and DMG1 insofar that it would result in an incongruous and discordant encroachment into the defined open countryside that would cause visual harm to and be of detriment to the character and visual amenities of the area.


