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	BT
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	Approval

	

	Development Description:
	Retention of unauthorised construction of a wooden gazebo at the rear of the property.

	Site Address/Location:
	30 Beverley Drive, Clitheroe. BB7 1HY

	

	CONSULTATIONS: 
	Parish/Town Council

	Clitheroe Town Council have no objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the application.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Presumption in Favour of Sustainable Development
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMH5 – Residential and Curtilage Extensions

NPPF


	Relevant Planning History:

3/2016/1199:
Proposed demolition of existing house and erection of detached, two-storey dwelling with useable roof space and associated external works (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached property in Clitheroe. The property is constructed from red brick, natural slate roof tiles and metal framed / painted timber windows and doors. The surrounding area is residential and lies just on the outskirts of Clitheroe town centre.

	Proposed Development for which consent is sought:

Consent is sought for the retention of an unauthorised wooden gazebo to the rear of the main property. The gazebo has a roof height of 4.2 metres and is situated within 2 metres of a boundary therefore the proposed works fall outside the realm of permitted development.


	Principle of development:

The proposal is a domestic extension to a dwelling and is acceptable in principle subject to an assessment of the material planning considerations.


	Residential Amenity:

The property’s rear garden does not currently offer any form of sheltering from the sun which the applicant has noted can be particularly pronounced due to the garden’s Southward facing orientation. As such, the shelter offered by the gazebo could lead to an increased use of the property’s rear garden however this would not lead to any loss of privacy in as much that the existing boundary fence on the Western side of the property’s rear garden will prevent any opportunities for overlooking from the gazebo.

The roof of the gazebo projects above the height of the boundary fence and will be partially visible to the residents of No. 28 Beverley Drive however it is not considered that the siting of the gazebo will lead to any unacceptable loss of natural light or outlook given that the gazebo roof slopes away from the neighbouring property and that its main structure will largely remain screened behind the boundary fence.


	Visual Amenity:

The gazebo covers a ground floor area of 30 m2 and has an eaves and roof pitch height of 2.2 and 4.2 respectively. The gazebo is situated on a patio within the main property’s rear garden which is viewable from No.28 Beverley Drive and numerous properties on Primrose Road. As such, the gazebo will have some impact on visual amenity by virtue of its size and elevated siting above Primrose Road.

However, the gazebo is sited approximately 30 metres from Primrose Road which will lessen its visual impact upon the residents of these properties and it is worth noting that only the gazebo’s roof will be partially viewable from No. 28 Beverley Drive. Moreover, the gazebo’s eaves and roof pitch height do not exceed those on the main property and as such the structure is considered to be subservient to the main property. Furthermore, the gazebo is a timber based structure which is typical of most garden outbuildings and sheds which will further lessen the gazebo’s visual impact. 


	Observations/Consideration of Matters Raised/Conclusion:

The proposal does not raise any concerns in relation to residential amenity in as much that it will not provide any new opportunities for overlooking, nor will it will have any significant impacts upon natural light or outlook. 

The gazebo will have some visual impact due to its elevated siting above Primrose Road however the structure is not considered to be over dominant in as much that its dimensions are only marginally outside the stipulations of permitted development for outbuildings.

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That planning permission be granted.
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