
DESIGN & ACCESS STATEMENT FOR NOVA
PROPOSED NEW DWELLING with new access within the ground of Primrose House, Clitheroe, BB7 1BS

July 2023

This Design and Access Statement supports the planning applicaƟ on for a new dwelling within the curƟ lage 
of Primrose House, a Grade II listed house to the south west of Clitheroe within the Ribble Valley.

The proposal put forward within this applicaƟ on is for a contemporary,  regeneraƟ ve home. The proposal has 
been designed to meet the highest standards in terms of energy performance and buildability whilst being 
sympatheƟ c and sensƟ ve to its surroundings both in terms of ecology and heritage.

The proposal includes the creaƟ on of terraced areas to the front of the property to allow for direct 
connecƟ on to the outdoor space. The surrounding areas will be planted for enhanced overall site 
biodiversity.

With the architectural and landscape design progressing in parallel, an overall symbioƟ c relaƟ onshjmip has 
been formed between the building and its connecƟ on to its natural surrounding and to the heritage of the 
site. 

The design of Nova represents a cumulaƟ on 
of a journey of discovery. 

There has been a commitment from the 
beginning to reduce carbon emissions, 
incoporate sustainable building products 
and to impliment regeneraƟ ve pracƟ ces 
where possible, while also trying to achieve 
a balanced coexistence with nature and 
the exisƟ ng biodiveristy of the site and the 
contemporary living needs of the client
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Project Name & Loca  on
Project Number SP/160
Project Name Nova
Project Address Nova, Primrose Road, Clitheroe, BB7 1BS
Project Descrip  on The erecƟ on of a single story new dwellling and access from Woone Lane, within the curƟ lage of Primrose House, a Grade II 

Listed Buidling

Exis  ng Site Informa  on
Exis  ng site area to make the propsed site area - 2350.7m2
Buildings To Be Changed

Size (M2) Age & Style Condi  on Yes No
Currently the site is part of the curƟ lage of the Primrose House. It is part of a heavily vegetated embankment

Boundaries - walls, fences, other means of enclosure
North ExisƟ ng fence to the public footpath no
East Stone Wall yes
South No current boundary treatment yes
West No current boundary treatment yes

Surrounding Context
 575m2 Primrose House ResidenƟ al Dwelling - to the southwest of the site
273m2 Primrose Studio Offi  ces and work space.
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Relevant Planning History
Applica  on No. Decision Date Descrip  on

Granted
Yes No Comments

3/2015/0642 21/03/2022 Removal of CondiƟ on 5 Provision for the bat roosƟ ng sites. Granted
3/2015/0910 20/05/2021 Extension to provide living accomodaƟ on to the converted turbine house. 

60m2 single story building
Approved with condiƟ ons.

3/2015/0640/P 08/09/2015 Non material amendment to planning permission 3/2012/0558 to 
reorganion of fl oor plans for the internal garden area 

Approved with condiƟ ons

3/2012/0643 24/10/2012 Discharge of CondiƟ ons 7 (Window Design), (roofi ng and walling) and 9 
(programme of buidling works)

Approved with condiƟ ons.

3/2010/0768 10/03/2011 Landscaping, part change of use from industrial land to residenƟ al curƟ lage, 
conversion of turbine housing to garden room.
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Site Loca  on

Mario Maps 2023

Site Context

The site was part of the curƟ lage of Primrose House which is a Grade II listed building 
to the south east of Clitheroe within the Primrose Ward.

To the north of the garden there is an embankment that runs almost parallel to the 
exisƟ ng house and parallel to the footpath to the north of the site. There is a signifi cant 
change in level ranging from 61.44m in the garden close to the paƟ o to the about 70m 
at the top of the embankment. There is a change in level along the east west axis from 
the west where it is at about 69.14 / 68.92 to at the east point close to the proposed 
new enetrance which is 72.26m

The site is currently quite overgrown, however a survey of the vegetaƟ on has been 
undertaken and is included within the Planning ApplicaƟ on.
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ExisƟ ng South West ElevaƟ on showing the site and the realƟ onship to 
Primrose House Primrose House

ExisƟ ng South Eest ElevaƟ on showing the site and the change in level 
along the site

LocaƟ on of new dwelling

ExisƟ ng North East ElevaƟ on showing the site and the realƟ onship to 
Primrose House



Exis  ng Site & Context

1890’s

1923’s

1840’s

1940 Aerial 

Historical Mapping

Historical mapping shows the use of the land from 1848 to present day. The site is shown within the residenƟ al curƟ lage of Primrose 
House from the 1840’s. The site is not within a conservaƟ on area, however Primrose House was listed Grade II in September 1976 
(LisƟ ng Entry Number 1072357). See next page. 

There are a number of listed builidngs in the surrounding area.

Here are the listed buidlings in the surroudning area

Name     Summary   Status    Distance (Direct)
Lower Standen Farmhouse  Farmhouse Early  19c  Listed   260m
LiƩ le Moor House  House late C18 or early C19. Listed Building II  592m
Henthorn Farm and  CoƩ ages Farmhouse(1855)   Listed Building II  495m 

Historical mapping has been used from Historic England’s website, Lancashire’s MARIO 
mapping system and the NaƟ onal Library of Scotland for your reference.
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The Site

Lower Standen Farmhouse

Li  le Moor House

Henthorn Farm and Co  age 



Exis  ng Site & Context

Lis  ng Status of Primrose House 

List Entry Number   1072357
Date fi rst listed   30.09.1976
Na  onal Grid Reference   SD 73687 40694
County    Lancashire
District    Ribble Valley (District Authority)
Parish    Clitheroe

The site is within the curƟ lage of Primrose House which is a Grade II listed house. The lisƟ ng descripƟ on is below

PRIMROSE ROAD 1. 5295 (South Side) Primrose House SD 74 SW 7/250 II 2. Built circa 1809 by the owner of the Primrose Mill. House of 2 storeys in stucco with moulded eaves cornice. 
Irregularly-spaced fenestra  on, hung sashes with glazing bars. A full-height bow has a single window above a window of 3 lights. A single window above the inset door of 6 fi elded panels 
with radia  ng round-headed fanlight on console brackets. Right-hand wing of 1 storey is a bow with 3 windows. Later extension of 1 storey to le   for services. Similar doorway to rear 
eleva  on.

Despite a thorough search of digital archives there are no historical images of the building pre 2008.

Alexander P Kapp / Primrose House, Clitheroe / CC BY-SA 2.0
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Extract from Historic England Taken July 2023



Relevant Site informa  on
Extracts from Lancashire Mario Mapping System

The site is within the Forest of Bowland AONB 
Landscape Character Areas and is described at 
“undulaƟ ng lowland farmland seƩ lement industry”.

On the Mario Maps the area is close to an area  
described as being in a Flood Warning Area, but 
the site is not included within this area - likewise 
the Enviroment Agency have the foot of the 
embankment within fl ood zone 03, but the site is 
fl ood zone 01 and as such has a low probility of 
fl ooding from rivers and sea. 

There is a public footpath to the north of the site. 
This is the FP0301017. The roads surrounding the 
site are all adopted and have street lighƟ ng, this 
includes Woone Lane and Primrose Road which led 
to the site. 

Exis  ng Site & Context

Forest of Bowland AONB Landscape Character Area Flood Warning Area

Public Rights of Way   - PP0301017 Showing to the north of the site Bus Routes and bus stops shown

Diagram showing adopted roads around the site Historic Landscape Character Map 66



View  4

Exis  ng Site & Context

View 1

View 2

Aerial view of site

Site Views
Taken from Google Maps and from images taken on site. 

The images shown here are from both Google Maps and images taken 
by Studio Perfectus to demonstrate the current and possible visual 
impact of the proposal.  These were taken in July 2023 and demonstrate 
the extremly limited visibility of the proposed development on the site 
and the surrounding area.

In conclusion the proposal site will have liƩ le to no visual impact from 
Woone Lane or from the surrounding houses and development. The 
visual impact on the Grade II listed buidling of Primrose House will be 
minimal and will be miƟ gated by enhancing the exisƟ ng planƟ ng of the 
embankment and to the front of the proposed new dwelling.

ViewpointProposal Site

1
2

View 3
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View 5 

View 6 



Site Constraints & Opportuni  es

The extracts show the current site and below are listed the contrainsts and the opportuniƟ es that this proposed 
development faces. 

Constraints:
• The proximity of the Primrose House (Grade II Listed Building)
• Steep slope to the south of the site
• ExisƟ ng vegetaƟ on/ biodiveristy
• Public footpath to the north of the site
• The narrow shape of the site. 
• The need to create an opening into an exisƟ ng stone wall which is part of the Grade II listed building.

Opportuni  es:
• Proximity to the the listed building
• Seperate vehicular access to the site
• Enhancement of the exisƟ ng vegetaƟ on and biodiversity.
• Raised locaƟ on away from the river and possible issues around that.
• ExisƟ ng vegetaƟ on to protect the new dwellling from the prevailling winds.
• Elevated views from the site.

Exis  ng Site & Context/Planning Context
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Planning Policy Complicance

For the purposes of this planning applicaƟ on, the adopted development plan comprises the Ribble Valley Core Strategy 
(adopted December 2014).

For a complete assessment of relevant policies, please cross refer to the separate Planning Statement prepared by 
Roman Summer Associates Ltd, but - in brief  - the extract from the Policies Map shows the site locaƟ on inside the defi ned 
Main SeƩ lement Boundary, within which the principle of residenƟ al development is accepted and indeed encourage.  
The site is not allocated or designated for any parƟ cular use or development, or aff orded any special protecƟ on beyond 
its locaƟ on within the curƟ lage of a grade II listed building.

Extract from the Local Pan (Adopted December 2014)

ExisƟ ng site plan showing the site and the exisƟ ng house



Graph showing average 
temperatures and precipitaƟ on

Views 
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Exis  ng Site & Context - Site Analysis

The Exis  ng Site and Site Analysis

As menƟ oned in the Site Context the locaƟ on of the new dwelling is within the 
curƟ lage of Primrose House which is a Grade II listed building. It sits on top of an 
embankment, it is heavily vegetated and there is a public footpath at the rear of the 
site. An analysis of the local weather was explored and the rainfall and the prevailing 
winds are shown on the map above - these factors have been used to inform the 
overall design and orientaƟ on of the building. The collecƟ on of the rainfall and how 
this is dealt with on site has impacted the design of the roof and landscaping. 

The site is currently quite overgrown, however a survey of the vegetaƟ on has been 
undertaken. An indepth planƟ ng scheme has also been prepared to address the loss in 
vegetaƟ on and biodiveristy as a result of the new build.

ExisƟ ng Site - Site Analysis
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Cloudy, Sunny and precipitaƟ on 
days

Primrose 
House

Views 

Pendleton 
Brook Propsed Site - Proposal Responses

Create a new 
access on to 
the site

Orientate the main 
habitable 
rooms to have the views 

Add and 
enhance 
the exisitng 
planƟ ng 

Keep the new dwelling 
low and to the back of 
the site to limit visual 
impact

Service space to 
the rear of the 
site and the public 
footpath at the 
rear

The Proposed Site and the responses

The proposed dwelling will be posiƟ oned discreetly to minimise any visual impact on 
the listed building - this has been done, by siƟ ng it to the back of the embankment 
and by keeping it single storey. The orientaƟ on of the building and the confi rguraƟ on 
of the main habitable rooms has been done to maximinse the views to the south 
west, without impacƟ ng on Primrose House and its own enjoyment of its seƫ  ng and 
gardens.

The materials selected for the construcƟ on are sympatheƟ c to the local vernacular, 
while being contemporary. The scale of proposed house has been deliberately kept 
low to minimize its visual impact on the listed building and the surrounding gardens for 
the house.

Enhanced planƟ ng will further protect the building from the prevailing winds, but also 
frame views. 



Design / The Process

Proposed Floor Layout

The Design - Process, Assessment and Intent

This secƟ on describes the main design concepts and explains the reasoning behind 
the approach adopted. It also highlights the designs key features and how they 
respond to the projects objecƟ ves and the sites context.

The scheme has been developed as a result of a close working relaƟ onship with the 
client and with their detailed knolwedge of the site and the surrounding area. 

The proposed dwelling will be posiƟ oned discreetly to minimise any visual impact 
on the listed building and as such, careful consideraƟ on has been given to ensure 
that the design respects the heritage signifi cance of the listed structure and its 
curƟ lage. 

There has been a commitment from the beginning to reduce carbon emissions, 
incoporate sustainable building products and to impliment regeneraƟ ve pracƟ ces 
where possible, while also trying to achieve a balanced coexistence with nature and 
the exisƟ ng biodiveristy of the site and the contemporary living needs of the client.

The new proposed house will feature clean lines, high quality materials and large 
windows to maximise natural light and faciliƟ es a seamless connecƟ on with the 
outdoors. The  design has drawn inspiraƟ on from the site and its elevated posiƟ on.

Proposed South East ElevaƟ on Proposed South West ElevaƟ on 



Scale and Massing

The design of the new dwelling will be sensiƟ ve to the 
scale and proporƟ on of the listed building to ensure it 
does not dominate or detract from its presence. It is 
also low to minimise the impact on the exisƟ ng homes 
to the north of the site. 

Landscaping

The overall scheme has been designed to minimse its 
impact on the exisƟ ng site and to incorporates green 
spaces, preserves exisƟ ng vegetaƟ on where possible, 
and promotes biodiversity. Careful aƩ enƟ on has been 
given to the landscaping around the new house to 
ensure it enhances the character of the area. NaƟ ve 
plant species and tradiƟ onal garden features will be 
incorporated to maintain the historical ambiance and 
ecological balance.

Appearance including Materials and 
Finishes

This secƟ on talks about the proposed materials, 
fi nishes, and colours to be used in the development 
and how these choices complement the design 
concept and fi t within the local historic and natural 
context. Materials used will complement the local 
vernacular while providing a clear disƟ ncƟ on between 
the new and exisƟ ng buildings. 

DESIGN /  Scale and Massing and Landscaping 

ExisƟ ng site showing vegetaƟ on and exisƟ ng topography

Proposed Site Plan showing planƟ ng scheme 
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A series of images of the proposed dwelling



Proposed layout showing the access, car parking and carport in relaƟ onship to the proposed

Access to the site  
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ACCESS

This secƟ on looks to describe how the development will be accessed by 
various transportaƟ on modes, including pedestrians, cyclists, and vehicles 
and to address any measures taken to ensure accessibility for people with 
disabiliƟ es.

Inclusivity 
The new dwelling is accessible to all individuals, regardless of their mobility 
or special requirements. All doorways and spaces within the house are 
designed to accommodate wheelchair users comfortably and allow easy 
passage for individuals with mobility challenges.

The garden surrounding the contemporary house is accessible via paved 
pathways, which are wide enough to accommodate wheelchairs and 
mobility aids. 

The garden design complements the overall aestheƟ c of the property while 
off ering a serene and enjoyable outdoor space for all residents

Parking
The proposed new house will have a dedicated driveway located at a safe 
distance from the listed building. The access route will follow the exisƟ ng 
site contours and landscape features, further minimizing potenƟ al impacts 
on the surroundings. Adequate off -street parking will be provided to ensure 
no addiƟ onal strain on exisƟ ng on-street parking

There is a designated parking and carport area for residents and visitors.

The surface of the parking area is level, providing smooth access to the 
house entrance.

Images showing carpark area, front door & new access created through an exisƟ ng garden wall



Conclusion

Summary of the main points of the Design and Access 
Statement and how the proposal meets the necessary 
design and access criteria.

The proposed new house aims to enhance the local area, 
providing a sympatheƟ c yet contemporary addiƟ on to the 
neighbourhood. 

Through careful design and adherence to heritage 
principles, the development will coexist harmoniously 
with the listed building while contribuƟ ng posiƟ vely to the 
overall architectural character.

The contemporary house within the garden of the 
listed building aims to provide a beauƟ ful, inclusive, 
and accessible living space. Every eff ort has been made 
to ensure that the property meets the needs of all 
individuals.

In conclusion, the proposed dwelling within the grounds of 
the listed building aims to preserve and enhance the site 
and heritage signifi cance while showcasing the
possibiliƟ es of sustainable and environmentally friendly 
architecture. 

We believe this development will be a valuable addiƟ on 
to the area and respecƞ ully request your favorable 
consideraƟ on of our planning applicaƟ on. We welcome 
feedback to conƟ nually improve our accessibility 
provisions and ensure an enjoyable living experience for all 
residents.

Studio Perfectus, welcomes all comments and guidance 
from the Local Authority throughout the Applica  on 
Process.

Conclusion
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