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	Date Inspected:
	24/05/2018
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Erection of detached garages, garden store and associated external works associated with planning permission 3/2017/1183.

	Site Address/Location:
	8 Hammond Drive Read BB12 7RE

	


	CONSULTATIONS: 
	Parish/Town Council

	No objection.

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection subject to attachment of informative note.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMH5 – Residential and Curtilage Extensions
National Planning Policy Framework

	RELEVANT PLANNING HISTORY:
3/2013/0513 - Proposed erection of 2no. detached dwellings. Approved
3/2014/0751 - Erection of single, detached dwelling. Approved

3/2016/0296 - Erection of two detached dwellings. Refused

3/2017/1071 - Discharge of condition 4 (tree protection monitoring schedule and drawing), 5 (landscaping proposal) and 9 (construction method statement) from planning permission 3/2014/0751.

3/2017/1183 - Erection of single, detached dwelling.  Minor amendments to planning application 3/2014/0751.



	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
This application relates to the erection of detached garages, a garden store and associated external works associated with the approved development of a single detached dwellinghouse at Hammond Drive, Read, and the existing property, no.8 Hammond Drive. No.8 Hammond Drive is a detached property located on elevated land overlooking Hammond Ground to the south. The property is set within a large residential curtilage and planning consent has been granted for the erection of a total of three dwellings. This application relates to the proposed dwelling (plot 3) immediately to the west of no.8 Hammond Drive which was granted consent by planning permission 3/2017/1183.
The site slopes down steeply to the south and it is proposed to make use of the natural topography of the land to provide a garden store and garage for the plot 3 and a garage associated with no.8 Hammond Drive, all of which would be built into the land with grass roof designs.

The proposed single garage for each dwelling would be located close to the front of the site and north of no.8 Hammond Drive. A high stone boundary wall traverses the site frontage and to the rear of the wall the land falls steeply. The garage buildings would be located in the area between the front boundary wall and no.8 Hammond Drive with their north facing walls against earth. The front elevations of both garages would be faced with stone and side elevations would be rendered. Both garage buildings would have green roofs so that they would appear as a continuation of the existing grassed area.
A store building to serve plot 3 is also proposed forward of the approved dwelling. Levels and the layout of the site has resulted in a triangular area of land bound on two sides by 3.2m high retaining walls. The proposal is to enclose this area to provide a domestic store and make a useable space for the occupants of the property. The store building would be constructed using stone and would have a grass roof.

Additional external works are proposed at the southern end of the site. This relates to the erection of a gabion wall along the southern boundary of the site with Hammond Ground to enable the levelling of land and provision of a flat garden area. The submitted plan denotes the erection of welded mesh gabions along the sites southern boundary and extending back into the site along the eastern and western boundaries. The proposed wall would reach its highest point in the south-east corner of the site at around 3m in height.

	Observations/Consideration of Matters Raised/Conclusion:
The application site is not highly visible from Hammond Drive to the north due to site levels and the high stone boundary wall along the sites frontage. The proposed development including the garages and store with grass roofs would not be prominent additions and raise no design concerns.
The site is visible to the south from views across Hammond Ground but any views would be at distance and the proposed garages and store would be predominantly screened to the south by the existing and proposed dwellings. As such, there are no concerns in relation to the size, siting and design of the additional ancillary buildings.

The proposals would not result in any adverse impact on the amenity of residents. The County Highways Surveyor has raised no concerns regarding the internal layout and manoeuvrability of the site but has suggested that, should the application be approved, an informative be attached to inform the developer their responsibility to contact the Highway Authority for works which could affect highways structures.

The proposed erection of a gabion wall along the southern boundary of the site raises concern. The site boundary is currently denoted by a simple post and wire fence beyond which is the character landscape of Hammond Ground. The result of the proposed would be a noticeable and somewhat abrupt boundary treatment. My attention has been drawn to the fact that neighbouring properties along Hammond Drive have adopted similar methods to provide more usable garden space. The rear boundary of no.6 Hammond Drive is defined by a gabion wall similar to that proposed and has been measured by the applicant at a height of 2.8m and the proposals would result in a structure of similar appearance and scale. However, a history search has not revealed any planning application for the erection of this structure and it is not considered that it sets a precedent for the approval of similar structures.
Following discussions with the applicant it has been agreed to revise the southern boundary treatment. It is proposed to erect a timber platform extending from the rear of the previously approved dwelling to provide a lower ground floor balcony. This would extend to a distance of 5.9m and the raised balcony would have a maximum height of 1.5m above ground level at its southern extent with a 1.2m high glazed balustrade above.  To the south of the balcony it is proposed to plant a Lancashire hedgerow and erect a post and rail fence. This would provide visual screening of the proposed platform structure and this would in my opinion be a significant improvement when compared to the originally submitted scheme. 
It is considered that the amended proposals are acceptable and would not result in any adverse visual impact. It is recommended that the application be approved subject to conditions.

	RECOMMENDATION:
	That planning consent be approved


