Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: 

	Application No: 
	3/2008/0740/P

	Development Proposed:
	Change of use from playing field to garden (retrospective) at 26 Mitton Road, Whalley, Clitheroe, Lancashire, BB7 9RX for Mr. Graham Layzell.

	CONSULTATIONS: Parish/Town Council

	Whalley Parish Council has 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 G5 – Settlement Strategy

Policy ENV3 - Development in Open Countryside

Policy H12 - Curtilage Extensions

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

	The land in question is recreational land (Queen Elizabeth II Playing Fields), designated as Open Countryside and located outside main settlement limits, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).   Permission is sought to change the land to garden cartilage belonging to a semi detached property on the north side of Mitton Road.

Although Policy H12 states that curtilage extensions on sites wholly outside settlements will normally be refused, having looked at the planning history for the adjacent property (No.28) that also applied for an extension to their curtilage, this view was dismissed by a Planning Inspector’s decision (Appeal ref: APP/T2350/A/04/1160940).  

This site is exactly the same as the neighbour’s approved garden extension and thus would be hard to resist given the appeal decision above.  The Inspector also thought it unnecessary to remove permitted development rights and not to insist on a hedge adjacent to the playing fields.  Following this decision, therefore, the concrete laid covering the entire extended garden area cannot be resisted either.  Given that the 2 meter high palisade fence has been erected at the rear of this extended garden area and does not face a highway then this is also classed as permitted development.

Therefore, taking the above comments into consideration I recommend the application accordingly.

	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside.

	RECOMMENDATION: That planning permission be granted.


DATE INSPECTED: 17th September 2008














