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	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVAL

	

	Development Description:
	Proposed demolition of existing detached garage and construction of new detached garage/garden room and associated hard landscaping.

	Site Address/Location:
	21 Pendle Road, Clitheroe, BB7 1JQ

	

	CONSULTATIONS: 
	Parish/Town Council

	No Objections.

	

	CONSULTATIONS: 
	Highways

	No Objections subject to Conditions. 

	

	CONSULTATIONS: 
	Additional Representations.

	 No comments have been received. 


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations 
Policy DMG2 – Strategic Considerations 
Policy DMG3 – Transport and Mobility

National Planning Policy Framework (NPPF)


	Relevant Planning History:

No Previous Planning History.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to an end of terraced row property located off Pendle Road, situated within the settlement boundary of Clitheroe. The property consists of natural stone and render to the elevations, natural slate roof tiles and aluminium style windows. The site also features an area of land situated to the East of the property, currently housing a detached fibre cement panelled garage, and is accessed by an unmetalled gravel track from the adjacent highway. The surrounding area is predominantly residential, with two commercial premises also sited to the East of the development site and Shaw Brook being positioned to the North. The site itself does not fall on any designated land. 


	Proposed Development for which consent is sought:

Consent is sought for the demolition of an existing fibre cement panelled detached garage, and the construction of an outbuilding to house a garage and garden room, with associated hard landscaping. The proposal will feature a duo-pitched roof and materials including a combination of white render finish, with natural slate roof tiles and grey UPVC windows and doors. In addition, a new gated access to the existing track is proposed with painted timber gates to the highways access point. 


	Residential Amenity:

The application site in question lies to the North of Pendle Road, partially positioned behind the existing retail building for JPA Sports to the East of the property. The garage will be repositioned to be sited closer to the rear elevation of the neighbouring retail premises, leaving approximately 1m gap between the proposed Southern and Eastern elevations of the development. Due to the positioning of the site, the only property likely to be at risk of experiencing impacts on residential amenity from the development is JPA Sports. 

The proposed siting of the replacement garage will be positioned within proximity to three windows positioned on the Western elevation of the neighbouring building occupied by JPA Sports. Despite this, it is not considered that the windows on the western elevation of the adjacent property are of a residential nature and the rooms themselves are not habitable. As such the proposal will not have a detrimental impact on the loss of light, loss of privacy or overbearing impact on the adjacent shop. 

A low stone wall separates the curtilage of the application property from Shaw Brook directly north of the site location, with the properties on the road known as ‘Spa Garth’ visible beyond the brook further to the north. Despite the visibility of these properties, and the likely visibility of the proposed development from the dwellings directly north of the site location, it is not considered that the scheme will impact upon the residential amenities of these properties by virtue of the existing separation distances at approximately 30 metres. 


	Visual Amenity:

Ribble Valley Core Strategy Policy DMG1 states that “development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature”. Furthermore, emphasis is placed on visual appearance and the relationship to surroundings.  

Despite replacing an existing garage with one of an increased overall footprint, in the context of both neighbouring structures and the host property the proposed scale of the replacement garage will remain subservient to its immediate surroundings. A gable roof design of commensurate height along with the chosen materials will allow for visual integration within the built environment of Pendle Road as well as reflecting the design of the application property. 

Due to the positioning of the proposal, the development will be sited to the rear of the retail premises of JPA Sport and as such will not be visible from the main highway. However, the scheme will introduce painted timber gates to the site’s access from Pendle Road which will be a noticeable addition from public viewpoints. A modest height of the proposed gates adequately set back from the highway boundary will ensure the gates are not visually incoherent with the street scene and consequently it is not considered that the proposal would have any undue impact upon the visual amenities of the host dwelling or the local area.


	Highways:

Lancashire County Council Highways have been consulted and have made the following comments. The LHA have reviewed the Proposed Site Plan Drawing No.1327-03 and are aware that the existing access will become gated. The gate will be set back more than 5m behind the highway boundary which complies with the LHA guidance. The proposed garage dimensions do not comply with the LHAs guidance when providing a car parking space, however the site benefits from ample parking space to the side of the property within its curtilage and so the LHA have no objection to the proposal subject to conditions. 


	Observations/Consideration of Matters Raised/Conclusion:	

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 subject to the imposition of conditions.



image1.jpeg
&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk




