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	DELEGATED ITEM FILE REPORT: 
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	Development Description:
	Erection of garage with ancillary residential accommodation above to front of house.

	Site Address/Location:
	Chapels, 16 The Drive, Brockhall Village, Old Langho. BB6 8BJ

	

	CONSULTATIONS: 
	Parish/Town Council

	Billington and Langho Parish Council consulted via email on 26/8/21 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways: 

	No objections subject to the implementation of specific conditions relating to highway safety.

	RVBC Countryside:

	No objections subject to the implementation of specific conditions relating to tree protection measures.

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	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 DMG3 – Transport and Mobility
Policy DMH5 – Residential and Curtilage Extensions 

NPPF


	Relevant Planning History:

3/2003/1075:
Gymnasium/granny annexe. Change of use of land to facilitate the enlargement of curtilage (Approved)

3/2006/0048:
Change of use of ground floor of gymnasium & granny annex to beauty and massage facility (Approved)

3/2016/1025:
Change of use of annex and beauty and massage facility to one new dwelling, together with associated works (Approved)

3/2019/0841:
Erection of garage with ancillary residential accommodation above (Refused)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a two storey detached property in Brockhall village. The property was a former annex to the neighbouring dwelling, 15 The Drive, also previously having been a beauty and massage facility. The proposed garage and office building would be sited to the front of the main dwelling within the North-western section of the property’s residential curtilage. The surrounding area is residential and comprises numerous modern detached dwellings.


	Proposed Development for which consent is sought:

Consent is sought for the construction of an outbuilding which would comprise a double garage and office / study at its ground and first floor levels respectively.


	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 proposed outbuilding would incorporate two ground floor windows and a first floor window on its North-western side elevation. These windows would face towards public amenity space on the Northern side of The Drive and as such would not offer any new opportunities for overlooking into private areas. 

The front South-western elevation of the outbuilding includes a first floor gabled window which would face towards the side elevation No. 17 The Drive. The two storey gable end of No. 17 contains four ground floor windows and a first floor window however the first floor window of the outbuilding would be offset to the North of the neighbouring gable end windows where it would only provide views onto the ground floor roof slope forming the front section of No. 17. Accordingly, it is not considered that this element of the proposal would compromise the privacy of the occupants at No. 17.

The front South-western elevation of the outbuilding would be situated approximately 7 metres from the gable end of No. 17 The Drive while its rear North-eastern elevation would be sited approximately 10 metres from the outmost South-western elevation of No. 15 The Drive therefore given the proposed separation distances no loss of outlook to either neighbouring property is anticipated as a result of the proposed works.

Both the South-western and North-eastern roof planes of the outbuilding would slope away from No. 17 and No. 15 with the outbuilding lying on the same building line as No. 17 and No. 15 which are respectively situated to the West and East of the proposed location for the outbuilding. Accordingly, it is not considered that the proposed works would lead to any overshadowing or loss of light for the adjacent neighbouring residents. 

The outbuilding would not be used as residential accommodation with only the first floor of the building being utilised as additional space for use as an office / study therefore no disturbances with regards to increased noise or human activity are anticipated from the proposed works.


	Visual Amenity:

The proposed outbuilding would have an eaves and roof pitch height of 4.1 and 6.7 metres respectively making it wholly subservient to the main dwelling in terms of height. The footprint of the outbuilding would be relatively modest in comparison to the main property in as much that it would cover a ground floor area of less than half of that comprised by the primary dwelling. As such, it is not considered that the outbuilding would be a disproportionate or overbearing structure. 

The proposal would be visible within the public realm from the South-western end of The Drive however the outbuilding would be set back approximately 7 metres from the road and sited on the same building line as No. 17 and 15 The Drive which in turn would both reduce its visual impact and facilitate visual integration with the existing pattern of development. Accordingly, it is not considered that the proposal would have any undue impact upon the visual amenities of the surrounding area.


	Ecology: 

RVBC Countryside have no objections to the proposed works subject to the implementation of a planning condition to ensure that the applicant adheres to the tree protection measures outlined in the Arboricultural Constraints Appraisal provided in support of the application.


	Highways: 

LCC Highways have reviewed the plans from the proposal and have no objection to the proposed works subject to the implementation of a planning condition to ensure that the proposed works do not adversely affect the current parking and turning provisions on site.


	Observations/Consideration of Matters Raised/Conclusion:

The proposal does not raise any concerns with regards to residential amenity in as much that the proposed works would not lead to any loss of privacy, natural light, outlook or noise disturbances for any neighbouring residents. 

Furthermore, it is not considered that the proposal would have any adverse impact upon the visual amenities of the surrounding area.

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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