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	01/12/2023
	

	Officer:
	EP
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Regularisation of removal of part of rear boundary wall and insertion of electrically-operated sliding gate. 

	Site Address/Location:
	4 Reeford Grove, Clitheroe BB7 1DA

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection. 

	

	CONSULTATIONS: 
	Additional Representations.

	Four letters of representation have been received in relation to the proposal. They raise the following concerns. 

· Concerns that work has commenced prior to consent being sought. 
· Installation of hardstanding in the rear garden and subsequent flooding. 
· Increased flood risk. 
· Increased traffic movement as a result of off-street parking. 
· Concerns over highway safety if used for vehicular access.
· Inaccuracy of plans, gate is larger than plans suggest. 
· No legal right of access for Reeford Road bungalows via the unadopted back street. 


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations

National Planning Policy Framework (NPPF)


	Relevant Planning History:

No recent planning history. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a semi-detached dwelling on Reeford Drive, Clitheroe. The application dwelling is not on any designated land and the surrounding area is predominately residential in nature. 


	Proposed Development for which consent is sought:

This application seeks to regularise the installation of electrically operated gates sited at the rear of 4 Reeford Drive following the removal of part of the rear boundary wall. 


	Impact Upon Residential Amenity:

The proposed electric gates have been installed following the removal of part of the rear boundary wall. The proposed gates match the height of the existing boundary wall and consequently there is no creation of any new built form that has the potential for increased overbearing impact or loss of light than what was already existing. 

Furthermore, the General Permitted Developemnt Order (Part 2 Class A) states the below. 

The height of any gate, fence, wall or other means of enclosure maintained, improved or altered would, as a result of the development, exceed its former height or the height referred to in paragraph (a) or (b) as the height appropriate to it if erected or constructed, whichever is the greater.

The rear boundary wall is existing and been altered to accommodate the electric gates. The new electric gates do not exceed the height of the existing boundary wall and consequently the development can be considered as permitted development. 


	Visual Amenity/External Appearance:

The electric gates are constructed of grey composite with a galvanised steel frame coloured black. There are varying types of gates, garage doors and shutters along the back street all of varying colourings. It is therefore not considered that the installation of the electric gates appears out of character and will integrate sufficiently into the street scene. 

There were concerns raised in letters of representation regarding the accuracy of the plans and the scale of the electric gates. Following review, the applicant was invited to amend the plans and they are now considered to accurately depict the size of the gates, measuring 5.5m in width. 


	Highways and Parking:

LCC Highways have been consulted in relation to the proposal and raise no objection on the basis the proposal will not impact highway safety. 


	Landscape/Ecology:

No ecological constraints identified. 


	Other Matters:

It is recognised that letters of representation have been received raising concerns over the right of access, particularly for vehicles, along the back street between Reeford Grove and Victoria Street. Right of access is a private civil matter and does not provide justification for refusal of this application. Approval of this application does not give the applicant automatic right of access. 

A number of concerns have also been raised in respect of the gates being used for vehicular access and the creation of hardstanding within the rear of the application dwelling. This application does not seek approval for any new hardstanding and is solely for the regularisation of the electric gates. Furthermore, a certain level of hardstanding can be installed under permitted development. Consequently, there is no grounds for refusal on this basis. 


	Observations/Consideration of Matters Raised/Conclusion:

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


	RECOMMENDATION:
	

	That planning consent be granted subject to the imposition of conditions.
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