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	DELEGATED ITEM FILE REPORT: 
	Decision
	Approval

	

	Development Description:
	Provision of an off road parking space for Albion House by changing the configuration of the garden (altering the position of the existing wall).

	Site Address/Location:
	Albion House, Kirkmoor Road. Clitheroe BB7 2DU

	

	CONSULTATIONS: 
	Parish/Town Council

	Clitheroe Town Council consulted via email on 30/7/21 – no response. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Lancashire County council Highways have no objections.

	CONSULTATIONS: 
	Additional Representations.

	One objection has been received in respect to the application. This objections is summarised as:

· Impact of the proposal upon highway safety

The above objection is addressed in the corresponding section of the report below.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy 
Key Statement DS2 – Presumption in Favour of Sustainable Development 
Policy DMG1 – General Considerations 
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility 
Policy DMH5 – Residential and Curtilage Extensions 

NPPF


	Relevant Planning History:

3/2021/0236:
Retention of unauthorised movement of wall to create off road parking (Withdrawn)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached property in Clitheroe. The property consists of stone and pebbled dashed render, slate roof tiles and white UPVC windows. The proposal seeks retrospective consent for the construction of a off-street parking area within the North-western area of the property’s residential curtilage. The parking area comprises a flagged area of hardstanding measuring approximately 3 x 7 metres. The surrounding area is primarily residential with a large area of open countryside immediately to the West of the proposal site. 


	Proposed Development for which consent is sought:

Retrospective consent is sought for the construction of an off-street parking area. The original boundary wall forming the South-western corner of the property’s residential curtilage has been moved approximately 1.5 metres to the South-west in order to create the new parking area. The newly formed boundary wall extends beyond the property’s Southern building line onto a small and narrow grassy area located immediately to the South-west of the property’s curtilage. The new parking area is accessed via a set of double gates which comprise the space between the property’s original and newly formed boundary walls.


	Principle of development:

The proposal is a domestic extension to a dwelling and is acceptable in principle subject to an assessment of the material planning considerations. 


	Residential Amenity:

No increase in vehicular traffic or noise that could lead to any significant form of disturbance is anticipated as a result of the proposed works therefore it is not considered that the proposed works will adversely affect the residential amenity of any neighbouring residents.


	Visual Amenity:

The rear curtilage of the main property already maintains a relatively low visual presence in as much that it faces away from most of the surrounding pattern of development situated immediately to the South-east which in turn will keep the visual impact of the alterations to a minimum.

The new boundary wall has largely been reconstructed from the materials which formed part of the original stone boundary wall therefore the reconfigured boundary wall is predominantly in keeping with the original boundary wall in terms of visual appearance. The newly formed double and single gates providing vehicle and pedestrian access to the new parking area both comprise a timber design which merge well with the stone based features of the reconfigured wall.

Moreover, the repositioning of the original boundary wall is not considered to be a significant alteration that would cause any visual disruption to the existing pattern of development in as much that the original wall has only been moved a relatively short distance of approximately 1.5 metres. As such, it is not considered that the newly formed parking area will have any adverse impact upon the visual amenities of the immediate or surrounding area.


	Ecology: 

No ecological constraints were identified in relation to the proposal.


	Highways: 

Lancashire County Council Highways have reviewed the plans from the proposal and have no objections to the development. LCC Highways guidance on vehicle access points requires all gates to be set back a minimum of 5 metres from the highway with visibility splays illustrated in any proposed plans. The LHA has noted that the proposal does not comply with this guidance however in this instance the newly formed parking area has been deemed as acceptable by the LHA in as much that it will be accessed from a private unadopted road whereby the above guidelines are not applicable. 


	Observations/Consideration of Matters Raised/Conclusion:

It is not considered that the proposal would have any undue impact upon residential amenity for the neighbouring residents, nor is it considered that the proposal would be harmful to the visual amenities of the immediate or surrounding area. 

Furthermore, the proposal has been deemed as acceptable by the LHA therefore it is not considered that the proposed works would compromise highway safety in any way.

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That planning permission be granted.
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