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	Date Inspected:
	21st November 2017
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Extension of domestic curtilages and erection of new boundary walls to rear.

	Site Address/Location:
	1,3,5,7,9 Hall Street, Clitheroe BB7 1HJ

	


	CONSULTATIONS: 
	Parish/Town Council

	No objection to the proposal.

	

	CONSULTATIONS: 
	Additional Representations.

	No observations received at the time of determination.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)

	Relevant Planning History:

N/A 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a row of five terraced properties to the northern side of Hall Street, off Whalley Road within the main settlement of Clitheroe.

	Proposed Development for which consent is sought:

This application is part-retrospective insofar as some of the works have already been carried out to the properties which started in September of this year. These works have been brought to the attention of the Councils Enforcement Officer. It has been established that the extension of residential curtilage to the properties requires planning permission, hence the submission of this application.
Consent is sought to extend the residential curtilage to the rear of Nos. 1,3,5,7 & 9 Hall Street. The rear yard area of each property is to be extended by removing the existing northern boundary wall to the yard of the properties and construct new boundary walls over the existing back alley so that the curtilage/rear amenity space of each property is extended by 2.1 x 4.6m. The new boundary walls are to be a maximum of 2m in height constructed of concrete blockwork topped with stone flags. As a result of the works the width of the alleyway to the rear of these properties will be reduced to 1.4m.



	Impact Upon Residential Amenity:

The height of the walls already constructed and those proposed will be no higher than the existing height of the boundary walls to the rear of the existing properties, nor will be any higher than the boundary walls of properties opposite on St James’s Street that also back onto the alleyway. The height of the boundary walls between the properties of no more than 2 metres would not in my opinion cause undue harm to the amenity of neighbouring residents.
It is noted that as a result of the works owners of 1,3,5,7 & 9 are likely to use the remaining strip of alleyway to manoeuvre their bins on collection days. I must stress that any dispute with regards to the use of this land for this purpose, or any other, together with any dispute with regards land ownership is a civil and private matter between the individuals concerned and not a planning consideration.


	Visual Amenity/External Appearance:

The height of the partially constructed walls and those to be constructed will be no higher than the existing boundary walls to the rear of properties on Hall Street and those on St James’s Street. Furthermore, materials used in their construction are not considered inappropriate and are of a similar design and appearance to other boundary walls within the immediate vicinity. The works will also not prove visually prominent within the public domain.

For these reasons I consider that the works would not result in a prominent addition to the street scene and would represent a sympathetic addition to the main dwellings that they are associated with.



	Conclusion:
It is considered that as the works are to be carried out within the main settlement of Clitheroe they are compliant with DMH5 of the Core Strategy. Furthermore I consider that the proposed development would not result in significant harm to the character and appearance of the existing dwellings or the surrounding area, nor will it cause any significant harm to the amenity of neighbouring residents. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That conditional planning permission be granted.


