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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed single-storey garden room to the rear of the property with associated landscaping works. Resubmission of 3/2023/0489.

	Site Address/Location:
	11 Primrose Road, Clitheroe, BB7 1EA.

		

	CONSULTATIONS: 
	Parish/Town Council

	Clitheroe Town Council:
	Consulted 14/3 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	RVBC Countryside:
	No objections with respect to impacts on trees subject to the use of a ground screw foundation system as proposed.

	

	CONSULTATIONS: 
	Additional Representations.

	Two representations have been received from one household, one of which is an objection to the proposal on the basis of new boundary fencing being erected. The additional representation received seeks clarification with respect to the erection of new boundary fencing within the proposed development. For clarity, the applicant has confirmed that the proposed development does not include the erection of any new boundary fencing however it is understood that the property’s existing boundary fences are to be re-erected following their collapse during recent adverse weather conditions.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1: Development Strategy
Key Statement DS2: Sustainable Development
Key Statement EN4: Biodiversity and Geodiversity
Policy DMG1: General Considerations
Policy DMG2: Strategic Considerations
Policy DME1: Protecting Trees & Woodland
Policy DME2: Landscape & Townscape Protection
Policy DME3: Site and Species Protection and Conservation
Policy DMH5: Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2023/0489:
Proposed single-storey garden room and raised decking area to the rear of the property with associated landscaping works (Refused)

3/2014/0342:
The increase in height of garden wall adjacent to Primrose Road by 1 course and the fitting of a gate (Refused, dismissed on appeal)

3/2012/0851:
Application to discharge condition no. 5 (surface water regulation) and condition no. 6 (surface water drainage) of planning permission 3/2010/0288P (Approved)

3/2012/0413:
Application for the discharge of condition no. 5 (surface water regulation system) and condition no.6 (surface water drainage) of planning permission 3/2011/0286P (Refused)

3/2011/0427:
Application for the discharge of condition no.7 (compensatory habitat) condition no.12 (fencing details) and condition no.14 (10% renewable energy), of planning consent 3/2010/0288P (Withdrawn)

3/2011/0286:
Minor amendments and house type substitution to the approved scheme (3/2010/0288P) (Approved)

3/2011/0152:
Application for the discharge of condition no.3 (materials), condition no.8 (tree protection) and condition no.9 (implementation of the ecology report), of planning consent 3/2010/0288P (Approved)

3/2010/0288:
Regeneration of former Stalwart reservoir basin for residential development (8no. dwellings) including improvements to Primrose Road and ancillary landscaping (Approved)

3/2008/0526:
Regeneration of sites around and including Primrose Mill for residential development including improved site access, highways improvements and provision of public open space (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached two storey property in Clitheroe. The property consists of stone and slate and comprises a cross gabled roof design. The property is accessed via a dropped kerb crossing from Primrose Road with a detached hipped roof garage providing the property’s off street parking within the property’s front garden. The property’s rear garden area comprises a rectangular shaped area of land with its South-eastern perimeter extending to the North-western banks of Pendleton Brook. The application property forms one of eight detached properties situated on the Southern side of Primrose Road with the area to the North of the application being predominantly residential and open countryside lying further away to the South.


	Proposed Development for which consent is sought:

Planning consent is sought for the construction of a single storey garden room and attached decking area. The proposed garden room would be sited in the South-eastern corner of the property’s rear garden area close to the common boundary shared with No. 9 Primrose Road. The current application is a resubmission of previous planning application 3/2023/0489 which was refused on the basis of the proposed development encroaching into the banks of Pendleton Brook which serves as an important wildlife corridor previously designated for protection. The same application was also refused on the basis of the proposed encroachment extending beyond the confines of the application property’s approved domestic curtilage area whereby planning consent had not been sought for any extension of residential curtilage. Analysis shows the current proposal (as amended) as lying within the confines of the application property’s approved domestic curtilage area (and in turn, outside of Flood Zones 2 and 3).


	Impact Upon Residential Amenity:

The North-eastern side elevation of the garden room would be sited close to the common boundary shared with No. 9 Primrose Road however the garden room would be set well forward from the rear South-eastern elevation of No. 9 with the large majority of its North-eastern side elevation screened behind the boundary fence. As such, construction of the proposed garden room would not result in any loss of light or outlook to the residents of No. 9 Primrose Road by virtue of its siting and screening. In addition, the proposed window and door openings of the garden room would solely provide views into the application property’s rear garden and would therefore not compromise the privacy of neighbouring properties. As such, it is not considered that the proposal would be harmful to the amenity of any neighbouring residents.
 

	Visual Amenity/External Appearance:

Paragraph 135 (c) of the NPPF states:

‘Planning policies and decisions should ensure that developments are sympathetic to local character and history, including the surrounding built environment and landscape setting’.

Policy DMG1 of the Ribble Valley Core Strategy provides additional general design guidance as follows: 

‘All development must be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing and style…particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character.’

In this instance, the proposed garden room would comprise a modest footprint relative to the footprint of the application property and its rear garden plot with the mono pitched roof profile of the garden room set well below the eaves of the application property. The garden room would therefore read as a subservient addition to the application site. The proposed garden room and adjoining decking would increase the quantity of built form within the property’s rear garden area however the development as a whole would not be viewable from Primrose Road, Whalley Road or any other public viewpoints by virtue of being sited to the rear of the application property which is predominantly screened from view by extensive tree cover which lines the banks of Pendleton Brook. As such, the visual impact of the proposal would be minimal. Furthermore, the proposed garden room would be detailed in timber effect and cedar cladding which would be appropriate in the context of the adjacent trees and close boarded timber fencing which encompass the application site. 

Taking account of the above, it is not considered that the proposed development would be harmful to the visual amenities of the area. The proposed development would therefore satisfy the requirements of Paragraphs 135 (C) and Policy DMG1 of the Ribble Valley Core Strategy.


	Highways and Parking:

The proposed development would not result in any change to the existing parking arrangement at the application property therefore no concerns are raised with respect to highway safety.


	Landscape/Ecology:

The proposed development would be sited in close proximity to three Sycamore trees, one of which holds protected status. Construction and installation of the proposed garden room, decking and associated steel framework would be implemented by way of a ‘no dig’ specialised ground screw system designed for low impact construction in close proximity to trees. The applicant has previously undertaken correspondence with the Council’s Countryside Officer who in turn has reviewed the proposed ground screw system and deemed this methodology to be acceptable with respect to its impact upon the identified trees on site.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed development would not be harmful to the amenity of any neighbouring residents and would read as an appropriate addition to the application site without having any undue impact upon the visual amenities of the area.

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


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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