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Application Application

No: 2008/0697 Type: Full Application

Proposal: Retrospective consent for double Location: Land at rear of 11 Dale
garage to rear of 11 Dale Street Street, Stubbins, Rossendale

Report of:  Executive Director - Business Status: For Publication

Reportto: Development Control Date: 8™ December 2008

Committee
Applicant: Mr A Barlow Determination

Expiry Date: 23" December 2008

Agent:

REASON FOR REPORTING Tick Box
Outside Officer Scheme of Delegation []
Member Call-In ]

Name of Member:
Reason for Call-In:
More than 3 objections received X

Other (please state) ...........cccociviiiiiiiiens
HUMAN RIGHTS

The relevant provisions of the Human Rights Act 1998 and the European Convention
on Human Rights have been taken into account in the preparation of this report,
particularly the implications arising from the following rights:-

Article 8
The right to respect for private and family life, home and correspondence.

Article 1 of Protocol 1
The right of peaceful enjoyment of possessions and protection of property.
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APPLICATION DETAILS

1.1

2.1

3.1

3.2

4.1

4.2

SITE

This is a retrospective application. As such the application site is formed by a
detached double garage surrounded by hardstanding, on a vacant piece of land
to the rear of 11 Dale Street, accessed from Industrial Street, Stubbins. The
land is located between the River Irwell and an access road serving the rear of
the properties in the row, and a mill to the end of the row. To the west of the
hardstanding is a group of mature trees, to the east, stands an unkempt single
detached garage in a poor state of repair, surrounded by mature trees. There
are numerous garages in the locality, mainly located to the west of the row.

RELEVANT PLANNING HISTORY

2008/009 - Retrospective consent for double garage to rear of 11 Dale Street —
Withdrawn 10/04/2008

THE PROPOSAL

The applicant seeks retrospective consent to retain the existing double garage.
The garage measures 5.9 metres high, with a depth of 5.9 metres, reaching a
height of 2.5 metres with a pitched roof. The external elevations are pebble
dash to the sides, with a wooden pediment to the front and a corrugated roof.
The garage is located to the rear of 11 Dale Street.

POLICY CONTEXT

National Planning Guidance

PPS1 — Delivering Sustainable Development
PPS 25 — Flood Risk

Regional Spatial Strateqgy Policies

DP1 — Spatial Principles

Policy DP 2 Promote Sustainable Communities

Policy DP 3 Promote Sustainable Economic Development

Policy DP 4 Make the Best Use of Existing Resources and Infrastructure

Policy DP 5 Manage Travel Demand; Reduce the Need to Travel, and Increase
Accessibility

Policy DP 6 Marry Opportunity and Need

Policy DP 7 Promote Environmental Quality

Policy DP 8 Mainstreaming Rural Issues

Policy DP 9 Reduce Emissions and Adapt to Climate Change
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4.3 Saved Policies of the Rossendale District Local Plan

DS1 — Urban Boundary
DC1 - Development Criteria
DC2 - Landscaping

DC4 - Materials

4.4 Other Material Planning Considerations

Lancashire County Council Parking Standards
5. INTERNAL CONSULTATIONS
5.1  None
6. EXTERNAL CONSULTATIONS

6.1 Environment Agency — Whilst not formally objecting to the proposal, the Agency
comments that “the garage is within 8.0m of the river bank and that consent
should have been obtained prior to construction of the garage, however an
easement still exists for access purposes”.

6.2 Lancashire County Council Highways — No highway comments.

7. REPRESENTATIONS

7.1  Site notices were posted on 04/11/2008 as shown on the site plan. 32
neighbours were notified by letter on 31/10/2008 to accord with the General
Development Procedure Order. The site notice has been posted to go above
and beyond the regulatory requirement to ensure a high level of Community
engagement to accord with PPS1.

7.2  Three letters of objection has been received which make the following
summarised points:

¢ Visual Amenity

¢ Vehicle manoeuvres and parking problems
¢ Noise and disturbance

¢ Landscaping

e Loss of view
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8. REPORT

8.1  The main considerations of the application are the impact of the development in
close proximity to the River Irwell, and the impact of the development on visual
amenity, residential amenity, and highway safety. The application is located in
the Urban Boundary, where the Council seeks to locate most new
development. The principle of the development within this area is accepted.

8.2 The garage is in a prominent position on an area of open land to the rear of
Dale Street. Prior to the erection of the double garage the area of land is
believed to have been vacant, casually used by local residents for the parking
of motor vehicles, and walking dogs. There has not been a planning consent for
the area of land to which the application relates to be used for the parking of
motor vehicles or the siting of garages, and there are numerous garages and
examples of extended gardens to the rear of Dale Street for which no
permissions exist. However, given the existing use, it is considered therefore
that the principle of garages in the area is acceptable. The size and design of
the garage is not inappropriate for a double garage and its construction has not
resulted in a significant loss of hard or soft landscaping to the area. The rear of
the site currently benefits from recently planted shrubs, and the mature trees
located either side of the garage are not affected by the scheme. Taking the
previous use of the site as a vacant area of land used for the parking of motor
vehicles, the location of the land within the Urban Boundary, the existence of
numerous other garages in the area and the acceptable size of the garage, the
scheme is considered acceptable in terms of visual amenity.

8.3 The garage is located on the opposite side of the road that runs along the rear
of Dale Street. All properties in the row benefit from a rear yard. As such the
separation distances from the garage to nearest existing dwelling habitable rear
windows is approximately 11 metres. This is considered an acceptable distance
that would not cause a loss of light, or outlook due to the singe storey height of
the garage. There are no windows in the garage, as such there is no impact on
the privacy of neighbouring dwellings. It is considered that the development has
not resulted in an increase in noise to the area as the site was previously used
for the parking of motor vehicles. The scheme is considered acceptable in
terms of residential amenity.

8.4  Dale Street is a row of terraced dwellings directly fronting a highway. On street
parking predominates the area, resulting in a cluttered street scene dominated
by motor vehicles. The use of the site to the rear of Dale Street for the parking
of motor vehicles is believed to have occurred because of the need for
additional parking spaces, which could not be accommodated on Dale Street.
As such, the erection of the garage is considered not to be detrimental to
highway safety as it does not increase on street parking associated with Dale
Street. Objections have been raised with regards to the loss of off road parking
for other users of the site, however, it is considered that it does not necessarily
follow that due to this, highway safety is detrimentally affected. The size of the
garage is adequate to accommodate two vehicles. The siting of the garage
would enable cars to reverse into the garage, however, this is not essential as
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the road is lightly trafficked. The scheme is considered acceptable in terms of
highway safety.

8.5  The application was brought about as a result of a complaint received by the
Council’'s Enforcement Department, that the applicant was trading motor
vehicles from the garage. Investigations are ongoing. No substantive evidence
has been found to support this claim. It is considered that it would not be
appropriate to permit the selling of motor vehicles in this area. The granting of
permission for the garage within this application would not give the applicant
the right to carry a business use from the site and is recommended that this
restriction is imposed as a condition.

9. CONCLUSION

9.1  The siting of a detached double garage in this location is considered acceptable
in terms of land use designation, visual and residential amenity terms and there
are no objections from the Highway Authority. The proposal is therefore
acceptable and accords with the Adopted Regional Spatial Strategy and saved
policies DS1 — The Urban Boundary, DC1- Development Criteria and DC4 —
Materials of the Rossendale Local District Plan.

10. RECOMMENDATION

10.1  That the Committee be minded to grant permission subject to the following
conditions.

11. REASONS FOR APPROVAL

The proposal would not harm the visual amenity of the surrounding area, nor
would it harm the residential amenity of the occupiers of adjoining properties
and would not be detrimental to highway safety. The proposed development
has been considered against saved policies DS1 — The Urban Boundary, DC1
— Development Criteria and DC4 — Materials of the Rossendale Local District
Plan

12. CONDITIONS

1. All materials to be used in the elevations and roof of the proposed development
shall be as stated on the application form and approved drawings and shall not
be varied without the prior written permission of the Local Planning Authority.
Reason: To ensure that the development will be of satisfactory appearance.

2. The garage hereby permitted shall only be used for purposes incidental to the

enjoyment of a dwelling house, including the parking of cars. The garage shall
not be used for any trade or business purposes.
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Reason: In order to safeguard the residential amenity and character of the
area and in accordance with the criteria of Saved Policies DC1 — Development
Criteria and DC4 - Materials of the adopted Rossendale District Local Plan.

Contact Officer

Name Paul Talbot

Position Planning Technician

Service / Team Development Control
Telephone 01706 238639

Email address planning@rossendalebc.gov.uk

Document Details

Appendix Number

Committee Report dated 1% January 2007 Appendix A

Etc
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mailto:planning@rossendalebc.gov.uk

Location Plan 08/0697

This material has been reproduced from Ordnance Survey digital map data with the permission of the controller of Her
Majesty’s Stationery Office, © Crown Copyright.




s 4 . =D = | ,,-n . o § =
vy .L__,_ L - a8 ) 701 [ [ =T L S DO e
-~ / / . 1 el ) \ A
{ =t : . .
{ ) — J
i
e e B e
......... s SN R 2 Telephone NO.: HOME: ..o,
e s S I s
e o e T Tl VNG R gt T v et . S ) e
B S e e TN,
i o s S i r—\

W e e e s Iy e | ~ o
s RIV = Ij* 1137\ =L e > " 5

A o ¥ e e e LT
/("ﬁ\...-"' : e et P Ry
g

e T e o

! g T e = BT s
oI, Ruies froop BER | s R e e
A s ,11‘ : " 4 .
) Square Diamond

Border:

o B , :
) ! ls
’ : a) Colour;

River neve) Smrs
—— A Sﬂ,cuNﬁ) kRVE b

i Existing Surface:

Pﬂmoﬂnpn 3XPH0¥03RHFH H, 35) (PH o“mﬁgy EH (a)
Bidmis Rv AR ch R3S, _)F\uﬁ 5 TREET
¥ ‘
i

‘ - |Comments:” RAND Fawnw 10
Prepesw y o §engw (WER CwRvATION

i | |

iy D » 21 %0 B! 1 ﬂ.fm-xa

i ! { ‘
j i i {

R 1 LSS

PN NS IR 1 s - SRS I . - - l

]
|
A
!A;- mmmw Hoy?n AN D R KAR Ymam ;
| |
e}

-,

N e S

IRWK W

| ; | ! e S l,_—i. T |

4 ‘
[ T CERE—.

e - I

Approximate Start Date:

T s A AR b B . i KA G, i et e A e i i t = f

o e 3

—

m i b Sl il

- b

B _)_.ﬂ F-‘*— 5 RﬁL—T (Pﬂmojﬂnfn \)
A

=

l z(bxu '[s’:mﬂc.m) Hc;\;zﬁ;. f

]
i

L el g

"‘g)

—— s e e e i - e et e e S e e e e R A A 2 et - _—

i ] oy DUIVEYOR «ovvvensse IR ;
Drainage ACO DECO Edgings KLs Steps J‘T(Ls Manholes

Customer ApProval: ..ot




jw 00‘0 =2 il .V
HiLd7(]
2ho\y oL LTI H $angR ol iphaf !

" 099 gryn G
Ibu.dmw

N
4
)
o}

n n..m gusN = 3T 9L gy \.\
~a0S U._utNu A0y WL docm\
CIQ\M\.\\

- SNOSVIWT

seuen fifdoo aup jo orssewedsoud i o PRt R0
1ot Aoy iy Bkt o Uaricane Juekaiy & SapiR0K 190 18 SSRRL)
'age 10y N3 pue Eisn oD 8l o Ly Le0%S 07 ensing
li2um?} ubnoiog Spinasscy
10 Auioupne a4 i 1o Ag apew sedq sey Adoa sjul

LaINGOD Hunoaoy

L
Wo IA11e)eplassoy

‘1S MG 1)
QD ANYIV")

mEo:,t;wQ\N

SVIFFNLS

m\t\ - 2 w .&Ws




	Item B5 - 2008-069711DaleSt.pdf
	08-0697 Loc.pdf
	08-697Dale St.pdf
	08-0697 Elevation.pdf



