	Report to be read in conjunction with the Decision Notice.

	

	Application Ref:
	3/2016/0002
	[image: image1.jpg]&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk





	Date Inspected:
	15/01/2016
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Creation of garden room

	Site Address/Location:
	136 Pimlico Road Clitheroe BB7 4PT

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of the proposed development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The Highway Development Control Section does not have any objections regarding the proposed garden and are of the opinion that the proposed development should have a negligible impact on highway safety and highway capacity in the immediate vicinity of the site.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)



	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:

This application seeks planning consent for the erection of a single storey garden room in the rear garden within the residential curtilage of 136 Pimlico Road, Clitheroe.


	Site Location/Address:

The application dwelling is a semi-detached property located on the east side of Pimlico Road and is separated from the neighbouring dwelling by associated driveways. Neighbouring dwellings are of a similar design.


	Relevant Planning History:

3/2012/0186 – Ground floor rear extension to provide an extended kitchen diner (Approved with conditions)



	Impact Upon Residential Amenity:

Core Strategy Policy DMG1 places particular emphasis on visual appearance and relationship to surroundings. Even small extensions/buildings can be prominent if not carefully sited and particular care should be taken with schemes visible from public vantage points.  In this case, the siting of the proposed garden room to the rear of the original property would be substantially screened by boundary fences and trees thus reducing the affect the proposal would have on the street scene and would not have a detrimental effect to the existing dwelling or the surrounding area.

Visually the works would not be prominent given the location of the proposal. The application is screened to the North, South and East by a high wooden fence and shrubbery and trees and the screening. In terms of neighbouring amenity the proposed garden room would back onto the adjacent property’s rear garden boundary. Located in neighbouring properties are large substantial detached extensions and garden sheds.  For these reasons, I do not consider that the development to have any detrimental impact on nearby residential amenity nor would it have an adverse visual impact.

	Visual Amenity/External Appearance:

The proposed garden room would be sited adjacent to the rear boundary. The garden room would be located 7.7m from the application property. It would measure 6.155m x 5.030m and would have a dual pitch roof with an eaves height of 2.245m and a ridge height of 3.726m. The two proposed double door openings would face into the garden of the application property towards the existing dwelling. 
In terms of its design, the garage would be commensurate to the scale of the main dwelling. It would respect the size and scale of the parent property. It is proposed to use brickwork and render, plain tiles and white UPVC window and door frames; it is considered that matching materials would maintain coherence between the main dwelling and the proposed garden room. It would not result in any harm to the appearance of the host dwelling or the surrounding area and would accord with Core Strategy DMG1.



	Landscape/Ecology:



	Observations/Consideration of Matters Raised/Conclusion:

In conclusion, the proposed development will not result in any significant harm to the character and appearance of the existing dwelling or the surrounding area, nor will it cause any significant harm to the amenity of neighbouring residents. The proposal will not have an unacceptable impact on highway safety. Accordingly, it is recommended that the application be approved.



	RECOMMENDATION:
	That conditional listed building/planning consent be granted


