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	Date Inspected:
	N/A
	

	Officer:
	SH
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVAL

	

	Development Description:
	Retention of unauthorised shed in rear garden.

	Site Address/Location:
	2 Vicarage Close, Clitheroe, BB7 2RN

	

	CONSULTATIONS: 
	Parish/Town Council

	No comment received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A

	

	CONSULTATIONS: 
	Additional Representations.

	 No comments received. 


	

	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 

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2020/0877:
Construction of a shed and a greenhouse. (Withdrawn)

3/2016/0312:
Removal of condition 14 (surface water drainage) of planning permission 3/2013/0014. (Approved)

3/2016/0105:
Discharge of conditions 3 (enclosure details), 4 (landscaping), 5 (construction method statement and traffic plan), and 8 (phase 1 and 2 geo-environmental site assessment) of planning permission 3/2015/0624. (Approved)

3/2015/0732:
Discharge of conditions 4 (alterations to stone wall for creation of access) 8 (construction traffic access) 9 (off site highway works) 13 (foul and surface water drainage) 15 (tree protection proposals) of outline planning permission 3/2013/0014. (Approved)

3/2015/0624:
Reserved matters application for the erection of 8 dwellings on land adjacent to St Paul's Church, Edisford Road, following Outline planning consent 3/2013/0014. (Approved – PD rights removed)

3/2013/0014:
Outline planning application for residential development, including details of the means of access to the land. (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached two-storey property situated within the settlement boundary of Clitheroe. The property is constructed from natural stone, with slate roof tiles and black UPVC windows and doors. The surrounding area is predominantly residential, with the Edisford sport Complex situated to the West of the development site. The site itself is not situated on any designated land. 

Condition 6 and 7 of the previous planning permission (3/2015/0624) removed permitted development rights with regard to the garage not being used for any use that would preclude the ability for their use for the parking of private motor vehicles and removed permitted development rights in regard to the alteration or extension of dwellings, including any alterations to the roof or new windows inserted. Permitted Development rights were also removed in relation to the erection of buildings and structures within the curtilage of the associated properties. 


	Proposed Development for which consent is sought:

Consent is sought for the retention of an unauthorised shed outbuilding in the residential curtilage of 2 Vicarage Close. The outbuilding has a lean-to design, with the eaves measuring approximately 2m at its highest point, and 1.7m at the rear from ground level. The outbuilding has a relatively low footprint of approximately 4m², with materials including timber to the elevations, a felt roof and timber windows and doors.


	Residential Amenity:

The shed is sited at the rear of the application property, with a lean-to roof design resulting in the maximum height of the development running along the boundary with No.1 Vicarage Close at 1.7m in height. The development will feature doors and windows on the front elevation that will solely provide views into the applicant’s rear garden. The high boundary fences to the side will aid in limiting the impact of the development, and as a result the proposed works would not be considered to have an unacceptable impact on the amenity of the occupiers of the neighbouring dwellings known as No.1 and No.3 Vicarage Close through loss of outlook, privacy or light. 


	Visual Amenity:

Ribble Valley Core Strategy Policy DMG1 states that “development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature”. Furthermore, emphasis is placed on visual appearance and the relationship to surroundings.  

The development is not considered to have a significant visual impact on the amenity of the adjacent neighbours, nor does it have an adverse visual impact on the surrounding area. The materials include timber to the elevations, with felt roofing and timber windows and doors. These are not considered to be incongruous materials and it is therefore appropriate for the character of the area in terms of its design.  The shed development is situated to the rear of the application property and as such is not prominent in the street scene. It is clearly subservient to the main dwelling in terms of its footprint and in terms of design it therefore accords with Policy DMG1 of the Core Strategy.


	Landscape/Ecology:

No ecological constraints were found in relation to this development. 
 

	Highways:

Lancashire County Council Highways have not been consulted on the application however given that the existing shed will not affect the existing parking arrangement on site it is not considered that the development will have any undue impact upon highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

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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