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	Date Inspected:
	25/06/2018
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed Garage and garden room with extended driveway

	Site Address/Location:
	Wilkinson Fold, Twiston, BB7 4DB 

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations received within Consultation Period

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC
	No objections

	CONSULTATIONS: 
	Additional Representations.

	No representations in respect of the application.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMH5 – Residential and Curtilage extensions 

Key Statement EN2- Landscape

Policy DME2 – Landscape and Townscape Protection



	Relevant Planning History:

None relevant

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site is situated close to the village of Twiston , the house is set within a large garden area and is surrounded by open fields. The house is close to the rear with a short driveway leading to an area of hardstanding for parking cars.


	Proposed Development for which consent is sought:

Consent is sought for erection of a detached garage and garden room with a gym/ storage room at first floor. The proposed garage is to be sited to the east of the garden area set back from the front of the house and measures 20 metres in length by 8 metres in width. The attached garden room is to the south of the garage and is approximately 1 metre smaller being at 7 metres in width. The ridge height of the garage measures at 5.9 metres and the garden room ridge height is 5.6 metres. The garage is to be faced with render with corner stone quoins with a slate roof. The garden room is to have an oak frame structure.
Consent is also sought to extend the existing gravel driveway around the north of the garden area to provide access to the proposed garage within this application which will have a landscape buffer between the driveway and the main house.

	Impact Upon Residential Amenity:

It is considered that there will be limited negative impact on the residential amenity of the neighbouring dwellings due to the garage/garden room being sited to the east of garden and is over 60 metres from the boundary of the nearest adjacent property Fernside Barn.

	Visual Amenity/External Appearance:

As the garage/garden room is sited to the east of the garden and is screened from the road by the existing boundary treatment therefore not visible on the approach from Twiston Lane or Smithy Fold Lane, It is considered that the proposed development would not have a harmful impact upon the appearance of the surrounding area or the AONB.
It is also considered that the extension to the existing gravel driveway will not visually harm the surrounding area or the AONB.

The materials proposed for the garage are similar to those seen on the main dwelling and the use of an oak frame structure for the garden room would not result in any harm to the appearance of the dwelling or the surrounding area.

	Observations/Consideration of Matters Raised/Conclusion:

The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact. I therefore recommend accordingly.



	RECOMMENDATION:
	That planning consent be granted.


