Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2007/0720/P

	Development Proposed:
	Erection of summer room with store on land to the rear of 9 Pendle Street East, Sabden

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/a



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy G6 - Essential Open Space.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.



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

	The applicant lives at 7 School House Cottages which fronts on to the south side of Pendle Street East and has a very small amount of private amenity space.  Additionally, he owns a parcel of land on the south side of the back street which is partly occupied by his commercial garage and partly in use as additional private amenity space for his dwelling.  There is a long planning history attached to the site.  The most recent planning application (3/2006/0136/P) sought permission for a change of use from residential to a mixed use in order to allow access over the private amenity space to the commercial garage and parking associated with that use, which was granted in April 2006.  

That permission in 2006 made no change to the land which is the subject of this current application, however, which has remained solely for the benefit of the occupiers of the dwelling.  The land has a gravel surface and a timber screen fence separates it from an area of grass immediately to the west, and a tall, thick Leylandii hedge growing adjacent to the northern boundary of the site screens it from both the back street and the backs of the  houses on Pendle Street East.  Further to the east many of the dwellings also have parcels of land on the south side of the back street which provide additional residential amenity space, some of which are occupied by garages or other ancillary residential buildings.  

The site is within the settlement boundary of Sabden but is washed over by the Forest of Bowland Area of Outstanding Natural Beauty.  Much of the land between the back street and the southern boundary of the settlement is designated as Essential Open Space.  However, the land which is the subject of this application is excluded from the land designated as Essential Open Space.  The site is just outside the recently designated Conservation Area, the southern boundary of which runs along the back street.

Planning permission is sought for an ‘L’ shaped building to comprise a summer room and store room.  The building would have maximum dimensions of approximately 7.4m x 7.4m with an eaves height of 2.2m and a maximum height of 3.7m.   It would be constructed using artificial stone and artificial roof slates to match the materials used in the construction of a garage block on another part of the land (which was approved by 3/2005/0108/P).  

The building now proposed would not be immediately behind the applicants dwelling, but would be screened from the back street and consequently from the nearest houses on Pendle Street East by a 1.5m high fence on the back edge of the back street and then an approximately 3m high Leylandii hedge on higher ground inside the fence.  It is stated in the application that the Leylandii hedge would be retained.  

Within the now established context of the use of this land by the applicant for both his business and residential purposes (and also because other properties on Pendle Street East also have curtilage areas on the opposite side of the back street) I can see no objections in principle to this proposal.  With regards to detailed considerations, it would not, in my opinion, detract from the appearance of the locality, including the adjoining Conservation Area, nor would it be harmful to the amenities of nearby residents.  I consider that these comments would remain true even if the existing Leylandii hedge were to be removed.

I can therefore see no objections to the proposed development.  



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 11 September 2007














