
DELEGATED ITEM FILE REPORT - APPROVAL
	Ref: AB
	

	Application No: 
	3/2014/1134

	Site:
	56 Highwoods Park, Brockhall, Langho, BB6 8HN

	Development Proposed:
	Construction of workshop extension to rear of existing garage.

	Target:
	2nd March 2015

	CONSULTATIONS: Town/Parish Council

	Parish Council: None received

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Additional Representations

	No representations have been received

	RELEVANT POLICIES:

	Ribble Valley Core Strategy Submission Version as proposed to be modified
Policy DMG1 – General Considerations
Policy DMH5 – Residential and Curtilage Extensions
National Planning Policy Framework

Section 7 – Requiring Good Design

	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	This application relates to the erection of a workshop extension to the rear of the existing garage at 56 Highwoods Park, Brockhall, Langho. The application property is a large modern detached house built as part of the Brockhall Village development and is located on a plot at the end of a cul-de-sac and on the eastern edge of the village. The existing detached double garage is positioned in front of the application property and faces onto a tarmac drive and adjacent highway. To the rear of the garage is an approximately 1.8m high close panel timber fence forming the part of the eastern boundary of the application site. Beyond this is an area of woodland that is protected by a group TPO and the Blackburn Rover FC football academy.

This application proposes to erect a workshop extension on a small area of land to the rear of the existing dual-pitched roof garage. The proposed workshop would measure 3.3m x 5.6m and would have a dual-pitched roof with a height of 3.8m to the ridge. The workshop would be constructed of red brown brick, brown concrete roof tiles and UPVC windows and doors. In determining the application it is important to consider the design of the workshop and its impact on trees.
Policy DMG1 of the Ribble Valley Core Strategy requires extensions and outbuildings to respect the scale, character and materials of the original property. Outbuildings should generally be sited in an inconspicuous position. In this case, the proposed workshop would be located to the rear of the existing garage building and would not be visible from the public realm. It would be around 0.5m lower than the height of the existing garage building ensuring that whilst it would be located in front of the main dwelling it would not be a prominent addition and would make use of a redundant area of land. Outbuildings should be constructed in a style that reflects the original building, in terms of materials, detailing and proportion. The proposed workshop would be faced in materials to match the existing property and garage so that it would blend into the streetscene. Furthermore, the application proposed to replicate features of the other buildings including matching gable detail. As such, the proposed workshop would accord with Policy DMG1 of the Ribble Valley Core Strategy.
In terms of its impact on the amenities of neighbouring occupiers, the proposed development would not give rise to conditions which would be detrimental to the residential amenity of the area. The proposed development would be adjacent to a woodland TPO and therefore it is essential to determine whether the proposed development would have an effect on trees. The proposed workshop would be located no closer to the adjacent trees than the main dwelling and would be sited on an area that is covered with paving slabs which has already resulted in compaction of the soil. Furthermore, the applicant has amended the foundation design to a quasi-raft to eliminate deeper digging. Therefore, subject to the erection of protective fencing in accordance with BS5837:2012 it is considered that the proposed development is unlikely to result in harm to trees.
In conclusion, the proposed detached garage would not cause undue harm to the character of the streetscape nor will it cause any significant harm to the amenity of neighbouring residents. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION: Permit Full Planning Permission


Ribble Valley Borough Council  











DATE INSPECTED: 28/01/2014











Note: This report needs to be read in conjunction with the Decision Notice.








