Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/CMS

	Application No: 
	3/2007/0518/P

	Development Proposed:
	CHANGE OF USE FROM PARISH OWNED TO PRIVATE RESIDENTIAL GARDEN PARKING AT LAND ADJACENT TO IVY COTTAGE, BURNLEY ROAD, GISBURN

	CONSULTATIONS: Parish/Town Council

	Town Council – The Parish Council would like to remove permitted development rights due to the land being next to the Conservation Area.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No objection in principle to this change of use.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy H12 - Curtilage Extensions.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Consent is sought to change the use of land in the ownership of the parish to domestic curtilage and parking.  Ivy Cottage is set to the east of Burnley Road and has a walled garden to its front that extends up to the pavement edge.  The land to its immediate north is where the proposed parking area would be with the area to be enclosed and defined by 900mm timber panels along its northern boundary and to the pavement edge either side of the newly formed driveway.

The existing front garden is bounded by a low level stone wall and I consider this to be more in keeping with this prominent roadside frontage than timber and concrete and on the basis of this do not consider the works would prove detrimental to the street scene.

With regard to the domestic curtilage this is on an area to the rear of the cottage which is set at a high level with steps leading up to it from Burnley Road.  At present this provides one of the means of access to the festival hall – the other being a ramped access off Bentlea Road.  The proposal would be to incorporate an area of land approximately 26m x 8m in depth from the rear of the dwelling but dog-legging back to the A682 to the north of the dwelling.  This would mean that one of the accesses to the hall would be lost but the remaining access off Bentlea Road is better related to the village car park.  In terms of this principle of this development, Policy H12 of the Districtwide Local Plan would support such a proposal.  The Parish Council has raised the issue of removing permitted development rights, given the conservation fringe setting of the proposal.  After giving this matter careful consideration, I am of the opinion that it is the elevated setting that would warrant a removal of PD rights as any works on the land would be prominent from the roadside and could affect views into the Conservation Area setting.

The only remaining consideration is the boundary treatment to be given to this part of the proposal – the plans annotate a fence but no details are given in terms of materials or height.  To ensure an appropriate treatment is used, a condition should be imposed requiring approval of details prior to commencement of works.  On this basis I recommend accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an adverse visual impact or be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 16 JULY 2007














