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	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Regularisation of change of use and conservation of garage to form dog grooming salon. Operating hours 9am to 7pm Monday to Friday and Saturday 10am to 4pm. 

	Site Address/Location:
	5 Mersey Grove, Clitheroe BB7 2FG. 

		

	CONSULTATIONS: 
	Parish/Town Council

	Clitheroe Town Council have objected to the proposal on the following grounds
· Potential adverse impact on neighbouring occupiers.
· Intensification of use of the property.
· Increased noise.
· Increased traffic.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	LCC Highways were occulted in relation to the proposal but were unable to form a final opinion on the development due to a lack of information relating to parking. However, they highlighted that a lack of off-street parking to support the development raises highway safety concerns. 

	CONSULTATIONS: 
	Additional Representations.

	Two letters of objection were received raising the following concerns 
· Increase in traffic and potential safety implications. 
· Lack of suitable parking. 
· Unable to get access to property as a result of vehicles parked on the road. 
· Bin collection unable to take place due to blocked road. 
· Noise disturbance. 
· The development is an eye-sore and out of character. 
· Would set a precedent for similar development. 
· Loss of property value. 
· Breach of a restrictive convenient. 
· Discrepancies in the operating hours within the submitted details. 
· Potential for the hours of operation to increase. 

	

	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
Policy DMH5:	Residential and Curtilage Extensions

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 detached dwelling in Clitheroe. The surrounding area is predominately residential in nature and is typified of similar detached and semi-detached properties. The application site itself is not on nay designated land. 


	Proposed Development for which consent is sought:

The application seeks retrospective planning consent to regularise the conversion of the integral garage at the application dwelling for the purposes of accommodating a dog-grooming salon. The conversion included the removal of the garage door and replacement with a shop-front style façade with door to access the garage. 

The operating hours proposed are Monday – Friday 9am-7pm and Saturdays 10am-4pm. 


	Impact Upon Residential Amenity:

The application dwelling has two immediately adjacent neighbouring properties known as No.3 and No.7 Mersey Grove. The garage which has been subject to conversion is at the south-western side of the dwelling, in close proximity to the neighbouring boundary shared with No.7. 

A noise impact assessment was conducted at the application site on the 30th August 2024. The survey concluded that the sound power levels, would be in region of 27dB at the neighbouring façade (No.7). This is considered to result in a low impact for neighbouring receptors and as such it is concluded that there would be no significant adverse impact in respect to noise disturbance for neighbouring receptors. No.5 is located a greater distance away from the development site/garage, as such, similarly there would be no adverse impact. 

It is noted that the suggested hours of operation within the submitted noise assessment differ from those within the application form. However, the assessment was made at 2.45pm on a Friday, which is within the proposed working hours and therefore it is not considered that this has any bearing on the assessment made or its validity. Any timings of operations would be conditioned accordingly on an approval. 

As such, it is not considered that there would be any significant adverse impact on residential amenity as a result of the proposed development.


	Visual Amenity/External Appearance:

Policy DMG1 of the RVCS states that development must

1. Be of a high standard of building design which considers the 8 building in context principles (from the cabe/English heritage building on context toolkit. 
2. Be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials. 
3. Consider the density, layout and relationship between buildings, which is of major importance. Particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities.

As part of the conversion and change of use, the previously existing garage door has been removed and replaced with a series of glazing and new access door. This arrangement closely resembles a typical shop front comprising a standard uPVC door to the left, with four panes of glazing that occupy almost the entirety of the principal garage elevation. This arrangement reads as out of character within its residential context and is of detriment to the overall character of the street scene. Given the position of the application property, the development is afforded high levels of visibility and is considered a prominent feature within the street scene. The adverse visual impact is exacerbated by virtue of there being no similar development in the area and largely all garage doors on neighbouring dwellings being retained. As such, the development disrupts the existing sense of uniformity that is afforded within the street scape.

Based on the above observations, the development results in an anomalous and inappropriate addition to the street scene of harm to the existing residential character contrary to Policies DMG1 and DMH5 of the Ribble Valley Core Strategy. 


	Highways and Parking:

Policy DMG1 of the RVCS stipulates that development must

1. Consider the potential traffic and car parking implications. 
2. Ensure safe access can be provided which is suitable to accommodate the scale and type of traffic likely to be generated
3. Consider the protection and enhancement of public rights of way and access

Whilst no floorplans have been provided, it is understood that the application dwelling is a 4-bedroom property. The original dwelling benefited from 3 parking spaces (two off-road spaces on the driveway and one within the integral single garage). As per the Lancashire Highways Authorities guidance (as set out in the Joint Lancashire Structure Plan) a 4-bedroom dwelling should provide 3 off-road parking spaces.

Following the conversion of the garage, the application site has just 2 off-road parking spaces. This was confirmed during a site visit. 

LCC Highways were consulted regarding the development and have advised that, in addition to the spaces required by parking standards, an additional space to support the business use is required. This would mean that 4 off-road parking spaces are required to support the change of use and increase in vehicular activity that would subsequently occur.  

It has not been demonstrated that any additional parking spaces will be introduced to mitigate the loss of the space in the garage and to support the change of use. It is noted that the applicant intends to advise clients to walk to the site where possible. However, the highway along Mersey Grove itself is narrow with no continuous footway provision, it is therefore expected that pedestrians would need to walk into the road and would be further obstructed via vehicles parking on the roadside, which is likely to create highway safety concerns. Nonetheless, monitoring the comings and goings to the site would be difficult and therefore any condition restricting the way in which the site is accessed would not be reasonable or enforceable. Therefore, suitable off-road parking provision needs to be provided within the site. 

As such, it is not considered that appropriate off-road parking provision to support both the residential use and increase in activity resultant of the proposed business use cohesively has been provided, raising significant highway safety and amenity concerns contrary to Policy DMG1 of the RVCS.


	Landscape/Ecology:

BNG. 

The development is exempt from having to achieve the mandatory Biodiversity Net Gain requirement as it is a retrospective application with no new built form proposed. 


	Other Matters:

It is understood that there is a restrictive covenant in place restricting the conversion of garages within this site for the purposes of a business or similar. Whilst this is noted, it is not a material planning consideration and private legal matters, such as covenants, shall be dealt with separately to any planning consent. Any grant of a planning approval will not give the applicant the automatic right to implement a consent if it results in the breach of any such legal/private agreement. 


	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 refusal.


	RECOMMENDATION:
	

	That planning consent be refused for the following reason(s).

	01:
	The proposed development results in an anomalous and inappropriate addition to the street scene of harm to the existing residential character of the area, contrary to Policies DMG1 and DMH5 of the Ribble Valley Core Strategy. 

	02:
	The proposed development results in insufficient off-road parking provision to support both the existing dwelling and the proposed business use, causing on-street parking which raises significant highway safety and amenity concerns, contrary to Policy DMG1 of the Ribble Valley Core Strategy.  
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