
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT

	Application No: 
	3/2009/0379/P

	Development Proposed:
	Demolition of existing detached bungalow and erection of two-storey detached house at 10 The Dene, Hurst Green, Lancashire, BB7 9QF.



	CONSULTATIONS: Parish/Town Council

	Parish Council – No objection to the new house in principle, but we do object to the footprint being moved as we think it unnecessary. This would also set a precedent not only in Hurst Green but also in Ribble Valley.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Traffic and Development Engineer – No objections in principle to this proposal on highway safety grounds.

Principle Planning Officer (Design and Conservation) – The Officer objects to the proposed demolition of the existing property and the erection of the new dwelling. He notes; The importance of this part of the Conservation Area lies in its natural features (trees; steep bank) and old buildings (emerging views of 5 and 7-11 The Dene as approach from the north). The proposed development, in its parts as well as a whole, would be a significant detraction from both of these elements. The innocuous nature of the existing building would be replaced by modern imposing structures dominating this part of the Conservation Area. Furthermore, I consider the designs to be ubiquitous and uninteresting and lacking the imagination, quality and enhancement which paragraph 4.17 of PPG15 suggests could be expected in the Hurst Green Conservation Area.



	CONSULTATIONS: Additional Representations

	Eleven letters of objection have been received from nearby residents which can be summarised as follows:

1. Intensive development of the site,

2. Inadequate parking provision,

3. Vehicular access to the site is unacceptable,

4. Detrimental to highway safety on this road,

5. Visually detrimental to the A.O.N.B. and Hurst Green Conservation Area,

6. Plans do not preserve or enhance the Conservation Area,

7. Unacceptable increase in the size of the property, especially considering it lies outside the settlement boundary of Hurst Green,

8. Existing house is not substandard,

9. Whilst existing property is not in keeping, neither will the proposed house be,

10. Proposed property too dominant on streetscene,

11. The scale of the property is considered to be excessive and out of keeping with surrounding properties,

12. The design of the property is considered unsuitable and out of keeping with the surrounding properties, and

13. The proposed frontage of the property will be too close to the highway.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.

Policy H14 – Rebuilding/Replacement Dwellings – Outside Settlements.

Hurst Green Conservation Area Appraisal (adopted April 2007)

Planning (Listed Buildings and Conservation Areas) Act 1990

PPG15 - Planning and the Historic Environment



	POLICY REASONS FOR REFUSAL:

	Contrary to G1, ENV1, ENV16 and H14 of Local Plan as the proposed new dwelling by virtue of its design, scale, size, massing and location on site would be harmful to the character and appearance of both the Forest of Bowland A.O.N.B. and the Hurst Green Conservation Area.



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

	The application relates to a detached bungalow that lies outside the village boundary of Hurst Green, but within the Hurst Green Conservation Area (adopted April 2007), and within the Forest of Bowland Area of Outstanding Natural Beauty, as defined by the Ribble Valley Districtwide Local Plan. The existing property lays side on to The Dene, with the gable end only currently visible. Planning permission is sought to demolish the existing building and erect a large, two-storey, detached property accessed via an improved access point off The Dene. The proposed property would be orientated with its front elevation facing The Dene, and set back approx. 5.8m from the highway. The property will contain five bedrooms with a bathroom at first floor, and a kitchen, living room, dining room, snug, utility room and W.C. at ground floor. The scheme also includes a single garage attached to the side of the property. The existing timber garage on site was due to be removed subject to another application which has been subsequently been withdrawn. I am unsure as to whether or not this is still to be retained.

With regards to the principle of the development, the Council must consider Policy H14 of the Local Plan, which notes that rebuilding or replacement dwellings will be permitted in the open countryside subject to complying with relevant criteria. A number of objections to the proposal have been in regards to the size of the property and the Policy notes that any increase in the size of the property should not be excessive, and as a rule of thumb in open countryside the volume of the dwelling should not be increased by more than 50 cubic metres or 10% whichever is greater. Policy H14 notes that these are imposed due to the stock of properties in rural areas generally being of a smaller nature, i.e. farm workers cottages e.t.c. and that the development of much larger properties would be out of keeping with the character of the area. Whilst the existing property is a bungalow, it is my opinion that it cannot be classed as a ‘building of a smaller nature’ and is therefore exempt from comparison with this section of the Policy. However, whilst a larger dwelling than existing would be considered in principle, the scheme must also have an acceptable impact on the landscape in which it is set, which is outlined in point (ii) of this Policy. As such, the main concerns with this proposal are the impact on the A.O.N.B. and Hurst Green Conservation Area by virtue of the suitability of the design, scale, size, location and massing of the proposed new dwelling, and also the impact of this development on the amenity of the neighbouring properties.

The Hurst Green Conservation Area Appraisal (adopted by the Borough Council on 3 April 2007) includes within the ‘Summary of Special Interest’ the Dean Brook, Trees especially those in … the wooded east bank of Dean Brook, Rural setting within the A.O.N.B. and the Architectural and historic interest of the Conservation Area’s buildings. The importance to the Conservation Area of the natural features of the Dean Brook (well treed steeply sloping east bank) are further emphasised in ‘Green spaces, trees and other natural elements’ and ‘Hurst Green Conservation Area boundary’. The Appraisal also notes that weaknesses of the Conservation Area are modern infill, which detracts from an otherwise historic character and appearance and the mix of old and new buildings without cohesive character and appearance.

Whilst the existing modern bungalow is of no interest, fortunately it is relatively innocuous due to its height, size, location on site and lack of address to the road. This results in only a minor interruption (along with the modern house immediately to the north) to the interest provided by the Conservation Area’s buildings. The Principle Planning Officer (Design and Conservation) notes that the importance of this part of the Conservation Area lies in its natural features (trees; steep bank) and old buildings (emerging views of 5 and 7-11 The Dene as approach from the north). Given the position of the frontage of the proposed new dwelling facing onto the Dene, and the size and indeed massing of the building, when combined, the impact on the streetscene, the setting of the Conservation Area and the openness of the A.O.N.B is considered significant. The modern and imposing residential building will undoubtedly dominate this part of the Conservation Area/A.O.N.B, and also create a potentially overbearing impact on the streetscene. Furthermore, the design of the property is considered to be ubiquitous and arguably lacking the imagination, quality and enhancement which paragraph 4.17 of PPG15 suggests could be expected in the newly recognised Hurst Green Conservation Area.

Whilst there have been a number of objections from a highway safety point of view, the LCC Traffic and Development Engineer raises no objections to the proposal following the submission of amended plans depicting an increase in the turning area for vehicles and the parking area in front of the garage and house.

In conclusion, it is therefore considered that the proposal would be harmful to the character and appearance of both the A.O.N.B. and the Hurst Green Conservation Area by virtue of its design, scale, size, massing and location on site, contrary to Policies G1, ENV1, ENV16 and H14 of Local Plan. The application is recommended accordingly.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: Various





TELEPHONE CLLRS:  YES / NO
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