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	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVAL

	

	Development Description:
	Proposed single storey attached garage. 

	Site Address/Location:
	Saddle Barn Clough, Rabbit Lane, Talbot Bridge, Bashall Eaves, BB7 3NA

	

	CONSULTATIONS: 
	Parish/Town Council

	No comment received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Highways comment received 18/03 – No Objections.

	

	CONSULTATIONS: 
	Additional Representations.

	 No comments have been received. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 - Development Strategy 
Key Statement DS2 - Presumption in Favour of Sustainable Development
Key Statement EN2 - Landscape
Key Statement EN5 – Heritage Assets
Policy DMG1 – General Considerations 
Policy DMG2 – Strategic Considerations 
Policy DMG3 – Transport and Mobility
Policy DME4 – Protecting Heritage Assets

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/1989/0235:
Change of Use, conversion and extension of an agricultural building to a training hostel at Clough Bottom, Rabbit Lane. (Approved)

3/1990/0362:
Change of Use of redundant farm building to residential training centre at Clough Bottom. (Approved)

3/2002/0380:
Change of Use to provide meat preparation and food processing facilities, cold storage facilities, office and cloakroom facilities relating to existing farm. (Approved)

3/2004/0306:
Change of Use from residential to training centre to 3 no. residential properties. (Withdrawn)

3/2004/0592:
Change of Use from residential training centre to 3no. holiday lets. (Approved)

3/2005/0173:
Conversion of farm building to kitchen/demonstration area for existing training centre. (Refused)

3/2005/0361:
Conversion of farm building to kitchen/demonstration area for existing training centre. Re-submission. (Approved)

3/2011/0379:
Application for the variation of condition no. 3 (Occupancy Period) of planning consent 3/2004/0592P, to allow No.1 and No.2 Saddle Barn to be used as permanent residential accommodation. (Approved)

3/2011/0773:
Application for the removal of condition no. 1 (occupancy period) of planning consent 3/2011/0379P, to allow the use of unit no.3 to be used as permanent residential accommodation. (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property relates to a dwelling converted from a previous agricultural building, situated within a collection of properties situated within the open countryside. The application dwelling is constructed from natural stone, with natural slate roof tiles and timber windows and doors. The surrounding area is predominantly agricultural, with a farmstead positioned in close proximity to the site, along with a Grade II Listed Building, known as Clough Bottom. The site itself is situated within the boundaries of the Forest of Bowland Area of Outstanding Natural Beauty. 


	Proposed Development for which consent is sought:

Consent is sought for the construction of a single storey side extension on the Eastern elevation in order to accommodate a garage feature. The extension will feature a mono-pitched roof design, with a maximum height of approximately 4m to the ridgeline, with the eaves falling to around 2.5m from ground level. The development will extend off the Eastern elevation by approximately 3.2m, with a total length of roughly 6m respectively. The extension will feature a door to the rear, along with a garage door to the entrance, roof lights, and will be constructed from natural stone and blue slate roof tiles. 


	Principle of development:

The proposal contains domestic alterations within a residential curtilage and is acceptable in principle subject to an assessment of the material planning considerations. 

The proposal site lies within the Forest of Bowland Area of Outstanding Natural Beauty therefore consideration must be given towards the effect of the proposal on the visual and historic character of the surrounding area. 


	Residential Amenity:

The proposed garage is to be situated within a small residential holding along with four other properties and the Grade II Listed building known as Clough Bottom. Due to the positioning of the proposal being situated on the South-Eastern elevation, the development will have sufficient separation distance between surrounding properties and will therefore not result in any detrimental impact on residential amenity with regard to loss of light and increasing opportunities for overlooking on neighbouring dwellings. 


	Visual Amenity:

Ribble Valley Core Strategy Policy DMG1 states that “development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature”. Furthermore, emphasis is placed on visual appearance and the relationship to surroundings.  

As the application site lies within the Forest of Bowland Area of Outstanding Natural Beauty, consideration must be given to the effect of the proposal on the surrounding natural landscape. Key Statement EN2 of the Ribble Valley Core Strategy states that: ‘‘The Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, features and building materials.’

The proposed detached garage will have a modest footprint of approximately 19m², with a maximum ridge height of around 4m with the eaves measuring 2.5m from ground level. The gable roof design, along with the chosen materials will allow for visual integration within the built environment of Rabbit Lane as well as reflecting the design of the application property. The building will be adjoined to the property and will not be visibly prominent from public viewpoints due to the site being rurally isolated. The developments positioning will also reduce the impact on the Grade II Listed property situated to the North-West of the development site. Therefore, the development outlined above will not be considered to be visually harmful with relation to the application dwelling, Listed Building or surrounding AONB area. 


	Landscape/Ecology:

No ecological constraints were identified in relation to the proposal.


	Highways:

Lancashire County Council Highways have been consulted on the above application and has made the following comments. The LHA have reviewed the internal dimensions and are aware that the garage will be approximately 5.1m x 2.8m. For a single garage, to provide a car parking space the minimum internal dimensions are required to be 6m x 3m. Therefore, the LHA would advise that the minimum internal dimensions are followed. However, due to the dwelling being located along a private access track, a significant distance away from the public highway, the shortfall in dimensions of the garage would not impact on highway safety. As a result, the LHA have no objection to the proposal.


	Observations/Consideration of Matters Raised/Conclusion:

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That planning permission be granted.
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