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	APPROVAL

		

	Development Description:
	Proposed single-storey garage and vehicular access.

	Site Address/Location:
	Ribblesdale House Ribblesdale Avenue Clitheroe BB7 2HZ

		

	CONSULTATIONS: 
	Parish/Town Council

	Clitheroe Town Council have raised no objection to the proposal.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The Local Highways Authority have offered the following observations:

Lancashire County Council acting as the Local Highway Authority (LHA) does not raise an objection regarding the proposed development and are of the opinion that the proposed development will not have a significant impact on highway safety or capacity in the immediate vicinity of the site. The Local Highway Authority (LHA) are in receipt of an application for the proposed single storey garage and vehicular access at Ribblesdale House Ribblesdale Avenue Clitheroe BB7 2HZ. 

The proposal is for a double garage which meets the LHAs recommended minimum internal dimensions of 6m in length and 6m wide. An additional area around the garage is shown on the site plan, which provides turning provisions so vehicles can enter and leave in a forward gear. Given the proposed access location, room to support ingress and egress in a forward gear should be retained for the lifetime of the development. 

Whilst a drop kerb is in place at the proposed access, the LHA is of the opinion that this is to support pedestrian movements and that alterations may be required in order to support vehicle movements, such as relocating the existing utility chamber and the highway drain within the carriageway. As such the Applicant should enter into a section 171 agreement of the Highways Act 1980. As the area is accessed from the adopted highway it must be properly consolidated and surfaced in bound porous materials, not loose stone, gravel or grasscrete. 

The utility chamber situated at the proposed access point may require relocation, as such the applicant should discuss the relocation of the chamber directly with the utility provider. The applicant should be aware that this type of work would be at the expense of the applicant.

If the Planning Authority is minded to approve this application Lancashire County Council Highways requests the following conditions and informative note are appended to the decision notice: 

1. The parking and manoeuvring areas shall thereafter always remain available for parking of vehicles associated with the dwelling. Driveways/vehicle parking areas accessed from the adopted highway must be properly consolidated and surfaced in bound porous materials, (not loose stone, gravel or grasscrete) and subsequently maintained in good working order at all times thereafter for the lifetime of the development. Reason: In the interest of highway safety.

2. The surface water from the approved driveway should be collected within the site and drained to a suitable internal outfall. Prior to commencement of the development details of the drainage strategy shall be submitted to and approved in writing by the Local Planning Authority. The scheme shall be implemented in accordance with the approved details. Reason: In the interest of highway safety and to prevent water from discharging onto the public highway.

3. All gates and associated mechanisms to be located outside the adopted highway and the gates to have physical restraints to prevent the gates from opening onto the adopted highway. Reasons: To ensure the adopted highway is not obstructed or becomes hazardous to other road users, in the interests of highway safety.

Subsequent to the original Local Highways response the applicant has amended the development proposal with the new access point and associated gates no longer being proposed.  As such both conditions 2 and 3 referenced above are considered no longer applicable to the proposal.  


	CONSULTATIONS: 
	Additional Representations.

	No representations received in respect of the proposal.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
Policy DME3:	Site and Species Protection and Conservation

National Planning Policy Framework (NPPF)


	Relevant Planning History:

2019/0711:
Amendment to planning permission 3/2017/0406 to increase the size of the garages.  (Approved)

2017/0988:
Discharge of conditions 3 (materials), 4 (renewable energy sources), 5 (boundary treatment), 9 (tree protection), 12 (highway works), 14 (new driveway level) and 16 (highway condition survey) from planning permission 3/2017/0406.  (approved)

2017/0406:
Construction of dwelling house and detached double garage on land adjoining Northlands.  (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to land associated with Ribblesdale House, Ribblesdale Avenue, Clitheroe.  The property is a detached part two-storey, part three storey residential dwelling.  The application site lies wholly within the defined settlement limits of Clitheroe, the immediate area is predominantly residential in nature, characterised by a mixture of large detached and semi-detached residential properties. The site to which the application relates forms part of the residential curtilage associated with Ribblesdale House with the western extents of the site directly fronting Ribblesdale Avenue on a corner location.


	Proposed Development for which consent is sought:

The application seeks consent for the erection of a detached double garage within the garden area associated with Ribblesdale House.  The submitted details propose that the garage will be faced in red brick with stone band course detailing and a stone and brick plinth detail.   The garage will be of a gabled appearance with the roof being faced in natural grey slate.  It is further proposed that solar PV panels will be accommodated on the south facing roof slope of the building.  The garage will benefit from a footprint of 9.2m by 6.8m measuring approximately 2.7m at eaves and 4.5m at ridge. 

Further to the above, the application proposes the continuation of the existing low-level red brick walling fronting Ribblesdale Avenue in-lieu of the previously proposed area of brick walling, gate and vehicular access point.


	Impact Upon Residential Amenity:

Given the proposed garage will be located adjacent existing neighbouring residential receptors, consideration must be given in respect of the potential for the proposed structure to result in undue impacts on nearby affected residential amenities.  In this respect Policy DMG1 is engaged which seeks to protect against development which would result in detrimental impacts upon the residential amenities of nearby residential occupiers. 

The proposed garage structure will be located approximately 2m from the shared boundary with the neighbouring property to the north (Sunnymeade) with the structure measuring 2.7m at eaves and 4.5m at ridge.  In this respect, taking account of the offset from the shared boundary and the scale of the structure, in concert with the significant garden area associated with Sunnymeade, it is not considered that the garage will result in an overbearing or over dominant impact, nor result in any significant loss of light to the private amenity space of the affected dwelling.

As such, and taking account of the above matters, the proposal does not raise any significant direct conflicts with Policy DMG1 which seeks to ensure of adequate standards of residential amenity and protect against development(s) that would result in measurable detrimental impact(s) upon nearby existing residential amenities.


	Visual Amenity/External Appearance:

In respect of the proposed garage structure, consideration must be given in respect of the potential for the development to result in undue impacts upon the character or visual amenities of the area.  In this respect Policy DMG1 is primarily engaged insofar that the policy sets out general Development Management considerations, with the policy having a number of inherent criterion that are relevant to the assessment of the current proposal, which state the following:

In determining planning applications, all development must:

DESIGN

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.

AMENITY

1. Not adversely affect the amenities of the surrounding area.
2. Provide adequate day lighting and privacy distances.

ENVIRONMENT

3. All development must protect and enhance heritage assets and their settings.

The proposed garage structure is located approximately 2m from the shared boundary with the neighbouring property to the north (Sunnymeade) with the structure measuring 2.7m at eaves and 4.5m at ridge. By virtue of the siting of the garage structure forward of the building line, the garage will be afforded some visibility upon approach from the south-west.  As such there is a concern that the structure could be viewed as being incongruous by virtue of its siting.

However, the proposal includes visual mitigation in the form of hedgerow planting to the northwestern extents of the site, in the location of the previously proposed access point, for which consent is no longer sought.  The applicant has agreed to the imposition of a condition that requires the hedgerow (once fully established) be maintained at a height of no less than 1.8m in height and thereafter be retained to assist in mitigating the visibility of the proposed garage structure.

Taking into account the scale and appearance of the garage, in that it has been designed to compliment features found on the existing building, whilst taking account of the proposed visual mitigation to mitigate the visibility of the garage forward of the inherent building line.  It is not considered that the proposal will result in any measurable adverse impacts upon the character or visual amenities of the area that would warrant the refusal to grant planning permission on these grounds.

As such and taking account of the above, it is not considered that the proposal will result in any direct conflict with the aims and objectives of Policy DMG1 which seeks to protect against development which would be of detriment to the character or visual amenities of the area.


	Highways and Parking:

The Local Highways Authority originally raised no objection to the proposal subject to the imposition of relevant conditions.  However, given the proposal no longer includes the provision of a new vehicular access point, the suggested conditions are no longer relevant to the proposal as currently submitted.

As such, the proposal raises no significant measurable conflict(s) with Key Statement DMI2 or Policy DMG3 which seek to ensure the continued safe operation of the highways network and to ensure adequate pedestrian infrastructure and vehicular parking provision is brought forward to accommodate development.


	Landscape/Ecology:

The remit of the application does not involve any works to an existing structure such there is no requirement for the proposal to be supported by a protected species survey.  Furthermore, the submitted details do not propose works that would result in any direct impacts upon existing hedgerow or trees of measurable landscape amenity value.

The proposal includes visual mitigation in the form of hedgerow planting to the northwestern extents of the site in the location of the previously proposed access point, for which consent is no longer sought.  The applicant has agreed to the imposition of a condition that requires the hedgerow (once fully established) be maintained at a height of no less than 1.8m in height and thereafter be retained to assist in mitigating the visibility of the proposed garage structure. 

As such and taking account of the above, the proposal does not raise any significant measurable conflict(s) with Policies DME1, DME2 nor DME3 of the Ribble Valley Core Strategy which seek to protect against adverse impacts upon habitat, biodiversity, ecology or protected species and species of conservation concern.

The development is exempt from the mandatory BNG requirement given that it relates to ‘householder’ development.


	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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