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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Extension of residential curtilage to accommodate a proposed detached garage

	Site Address/Location:
	Burnridge House Grunsagill Road Bolton by Bowland BD23 4SL

		

	CONSULTATIONS: 
	Parish/Town Council

	No response prior to determination.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2019/0931 - Non-material amendment to planning permission 3/2018/0583 to allow a change of window colour from grey to cream. AC.

3/2018/0583 - Two-storey extension to side and alterations to provide additional accommodation. AC.

3/2018/0074 - Two-storey extension to side and alterations to provide additional accommodation. Refused.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is a detached two storey dwelling located approximately 1km east of Grunsagill and just less than 4.5km north of Bolton-by-Bowland. The surrounding area is predominantly agricultural in use, with the house falling within the Forest of Bowland AONB. However, its curtilage, and the location of the proposed development, is outwith such designation and lies within defined open countryside.


	Proposed Development for which consent is sought:

Consent is sought for the erection of a detached garage to supplement the residential conversion of Burnridge House. The proposed garage will be duo-pitched in nature, featuring three parking bays with cream coated aluminium panel doors and stone surrounds. Elsewhere, exterior walls will feature textured render to match the host property with a natural slate roof. The overall dimensions of the garage will be approximately 9.5 metres in length, 6 metres in depth with an overall ridge height of the roof standing at 4.7 metres, sited to the west of the existing site entrance. The proposed siting of the garage, although within close proximity to the parent dwelling, lies outside of the defined residential curtilage and therefore the application also includes the extension of this curtilage so that the proposed garage can be included.


	Impact Upon Residential Amenity:

The proposed development will not impact upon surrounding residential amenities such is the 200 metre separation distance between the site and the nearest dwelling.
 

	Visual Amenity/External Appearance:

The proposed dimensions of the garage are the result of a series of amendments which ensure that the development remains both proportionate and subservient to the existing dwelling by virtue of its scale and massing. With a ridge height of just 4.7 metres the development will be read as a minor and ancillary form of development accompanying the main household, with other dimensions achieving an overall footprint in balance with the footprint of the application property. This accords with policy DMG1 which states that all development must ‘Consider the density, layout and relationship between buildings, which is of major importance’.

In the past Burnridge School House was an Inghamite Chapel and is noted within the Lancashire Historic Environment Record dating back to the 19th century at least. However, the building has not been in use as a dwellinghouse for some time and recent alterations (including 3/2018/0583) mean the characteristics of the host property are reflective of its residential use as opposed to its previous historical significance. On the basis that there is little outstanding historic significance (cultural or architectural) at this site, the proposed garage is acceptable insofar as that it is of modest scale and uses a material palette akin to that which was proposed and accepted in a previous scheme relating to the host property (under construction).

It is noted that the garage falls partially outside of the residential curtilage of the host property. The proposed curtilage increase will extend to exclusively include the footprint of the garage and will offer no additional curtilage other than that which is absolutely necessary to accommodate the development. This will limit the impacts of the additional curtilage proposed, and on balance this extension of curtilage is considered acceptable such are its modest proportions which ensure it shall not result in an inappropriate or easily identifiable expansion of domesticated land use.


	Observations/Consideration of Matters Raised/Conclusion:

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


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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