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	Date Inspected:
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	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Erection of two free standing garden sheds and gazebo in rear gardens as normally allowed under permitted development. Permitted development rights have been removed.

	Site Address/Location:
	Boyd House, Cherry Drive, Brockhall Village, Old Langho, BB6 8HJ.

	


	CONSULTATIONS: 
	Parish/Town Council

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

	

	CONSULTATIONS: 
	Additional Representations.

	No formal representations have been received in respect of the proposed development but a number of residents have raised the issue verbally in regards to the visual impact the proposed works will have and how the proposal will result in a devaluation of their property.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:
Policy DMG1 – General Considerations

Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework

Section 7 – Requiring Good Design



	Relevant Planning History:

3/2013/0844: Resubmission of approved application 3/2013/0323.  Clearance of previous bowling green and gardens for the erection of one detached 2.5 storey property with detached garage and one detached 2.5 storey property with integral garage.  This application seeks to alter the smaller property (Plot 2 - with integral garage) by removing the quoin detail and modifying the pitch of the main roof and front elevation, gable roofs to 45 degrees. (Approved with conditions). 

3/2013/0783: Discharge of conditions 1 (commencement of development), 2 (development in accordance with approved drawing package), 3 (approval of relevant samples), 4(site work post-construction), 5 (additional door/window restrictions), 6 (garage facility maintained), 7 (tree protection/maintenance), 8 (landscaping/tree replacement), 9 (obscure glazing locations), 10 (pv details) (Approved with conditions). 

3/2013/0323: Proposed clearance of previous Bowling Green & Gardens for the erection of 1no. detached 2.5 storey property with detached garage and 1no. detached 2.5 storey property with integral garage. (Approved with conditions). 
3/2012/1012: Clearance of former bowling green and gardens for the erection of a large, 2-storey property with annex. (Approved with conditions). 

3/2011/0597: Re-application for a single live/work unit as granted under consent 3/2006/0008P on the former hospital bowling green. (Approved with conditions). 



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site is a large modern detached property located within the modern residential development at Brockhall Village which is characterised by substantial detached dwellings. The application Dwelling is faced with rendered walls, flat profile slate coloured tiles and UPVC windows frames and doors.

The property benefits from a sizable garden to the rear which adjoins the gardens of neighbouring residents. The site is bordered to the north by Cherry Drive which is a low usage private residential access road, to the east by a garage block, parking area and a substantial sized building known as Watling Gate which has been converted into 9 properties, and the ‘Old Fire Station’. To the south of the application site is a number of private residential properties and to the west is a childrens’ nursery. 



	Proposed Development for which consent is sought:

This application seeks consent for the erection of two free standing garden sheds and a gazebo in the rear garden as normally allowed under permitted development at Boyd House, Cherry Drive, Brockhall Village, Old Langho. The application dwelling has had permitted development rights removed. 

The proposed gazebo would be located in the rear garden of the application dwelling adjacent to the hedge boundary. The gazebo will be located 4m from the rear elevation of the original dwelling. The gazebo would measure 3.2m by 3.2m, it would have an eaves height of 2.26m and a ridge height of 3.04m. The gazebo will have 4 uprights which will measure 145mm by 145mm. The gazebo will be constructed from timber spruce. 

The proposed two free standing sheds would be located within the rear garden behind the existing summer house adjacent to the boundary. The proposed sheds would measure 1.8m wide by 3m. They would both have pitched roofs with an eaves height of 1.84m and a ridge height of 2.440m. Each shed will have a door opening measuring 0.75m wide by 2.07m and three fixed closed windows located on the side elevation. The size of the window openings will measure 0.6m by 1.71m. The walls will be constructed of spruce and the windows will be fitted with 4mm float glass single pane. The pitched roof will be constructed from roof boards. 



	Impact Upon Residential Amenity:

With regards to the potential impact the proposals would have on adjacent neighbouring properties, it is considered the proposed development would not adversely harm the residential amenity of the adjoining properties. 

The proposed sheds will be located behind the existing summer house; this will be adjacent to the south boundary fence. The proposed sheds would back onto the neighbouring properties existing shed which is located adjacent to the boundary fence. The rear elevation of No. 1 Bowling Green Cottages is located approximately 20m from where the proposed sheds are to be sited. The siting of the gazebo will not have an impact on No. 1 Bowling Green Cottages as the development will be screened by the existing summer house so would not be visible from the rear garden of the property. Taking into account the above it is considered that the proposed development would not have an unacceptable impact on the amenity of the occupiers of No. 1 Bowling Green Cottages through loss of outlook, privacy or light. 

There are habitable windows on the rear of Watling Gate located to the east of the application site. These face directly into the application site. The two properties are separated by a hedge. The proposed gazebo will be located less than 1m from the hedge boundary. The proposed siting of the sheds will be approximately 3.8m from the hedge boundary. There is a substantial garden to the rear of Watling Gate. The proposed development will be located approximately 12m from the rear elevation of Watling Gate. 

The proposed development will reflect the character of the area in terms of its design, location and materials it is not considered intrusive.  The proposed development is not considered to have a significant visual impact on the amenity of the adjacent neighbours nor would it have an adverse visual impact on the surrounding area. 
Outbuildings should generally be sited in an inconspicuous position. 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 two shed behind the existing summer house and the siting of the gazebo would not impact upon the streetscene and would not have a detrimental effect to the main dwelling or the surrounding area.



	Visual Amenity/External Appearance:

Ribble Valley Core Strategy Policy DMG1 places particular emphasis on visual appearance and relationship of the proposal in regards to its surroundings. Outbuildings can be perceived as being prominent if not carefully sited and particular care should be taken with schemes visible from public vantage points.

The proposed development will be located in the rear garden of the application dwelling therefore will not affect the street scene. The proposed works would commensurate to the scale of the main dwelling. It would respect the size and scale of the parent property and be perceived as ancillary to the main dwelling and be subservient in nature. In regards to the materials, the proposed materials would maintain coherence between the proposed works and the existing summer house which is located within the rear garden of the main dwelling. 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. 



	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 planning consent be granted.


