Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/0293/P

	Development Proposed:
	Demolition of existing external stores and erection of one larger external store at 22 Shawbridge Street, Clitheroe, BB7 1LZ

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	Two letters have been received from nearby residents who object for two reasons.  The first, from a resident of a back-to-back property adjacent raises concern regarding loss of light to their living room; the other objection highlights that the existing rear yard at the property has been sectioned off and used for business waste in connection with Alpes Butchers for “a while”.  They question whether the proposed larger store would be used for the same purpose as in summer months they complain of the apparent smell.

	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.

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

	The application relates to an end terrace property on the western side of Shawbridge Street at the opposite end of the block from Alpes Butchers, at number 14, which is adjacent to Lidl which is on the site of the former Shawbridge Mill.  

Permission is sought to demolish an existing external store located at the far end of the yard with a larger store which would have maximum dimensions of 5.2m x 2.8m.  The store would have a mono pitched roof and to the eaves would measure 2.2m, and at the highest point adjacent to the back alleyway 3.1m.  The extension will be constructed of blockwork which will be rendered to match the existing house and would have a blue slate roof.

It is apparent from my site visit that the neighbour’s comments in relation to the yard being separated from the main house would appear to be true as a large palisade fence exists across the yard which clearly separates the existing store from the dwelling to which this application relates.  Furthermore there is a large steel doorway/ gate which leads directly out onto the back street which has a heavy weight steel doorway, similar to the gates used at the rear of the butchers shop.  Notwithstanding this, this application has been submitted on a householder form and following the neighbours concerns, in an email from the agent dated 31 May 2012 at 15:54 hours the agent, Keith Fowler, confirmed that the external store belonged to the existing property at no 22 Shawbridge Street, and that the existing timber fence which is present in the yard currently, is to be removed so as to allow access from the back yard and the back street.  With this being the case the application is being assessed as a householder development, furthermore, conditions can be used to control this aspect. I have also liaised with the Environmental Health Section who have advised that they will monitor the situation.

In relation to visual amenity, I have no concerns regarding the proposed outbuilding.  It is simple in design and its materials will match the existing dwelling.  

In relation to residential amenity, I note the neighbours concern from the nearby back-to-back terrace located at a 90o angle to the proposed outbuilding.  The existing outbuilding is located approximately 8.2m from this neighbour’s window.  The proposed outbuilding due to it extending across the whole width of the rear yard of number 22 Shawbridge Street would be within 6.3m of this neighbour’s window.  However given the orientation of the objectors property, it already does not receive a vast amount of sunlight, therefore, I do not consider that the proposed store located on the opposite side of the street would materially worsen the neighbour’s daylight received so significantly as to warrant refusal on this ground alone.

In considering all of the above, subject to conditions, I thus recommend the application 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.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 24 MAY 2012














