RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE

APPROVAL

DATE:


14 January 2010

REF: 


GT

CHECKED BY:


APPLICATION NO:
3/2009/0927/P
(GRID REF: SD 368342 437933)

PROPOSED LOFT EXTENSION TO THE EXISTING PROPERTY AND SINGLE STOREY EXTENSIONS TO THE SIDE AND FRONT WITH ROOMS IN THE ROOF SPACE. PROPOSED DORMER WINDOWS TO THE NORTHEAST ELEVATION AND A DORMER WINDOW AND A BALCONY TO THE NORTHWEST ELEVATION (RE-SUBMISSION) AT 10 THE DENE, HURST GREEN

	PARISH COUNCIL:
	The Parish Council are very concerned with the proposal for the following reasons:

· Increase in size of property by well over the 10-15% floor area;

· Parking and turning area for three cars as stated does not seem possible;

· Five-bedroom house of this design is not in-keeping with A.O.N.B;

· Concern about not using the other part of the site for the garage; and

· Why is there no window in the southwest elevation?

	
	

	LCC TRAFFIC AND DEVELOPMENT ENGINEER:
	Following the submission of an additional, clearer site plan that indicates the access and proposed parking spaces, he is satisfied that the three vehicles can be accommodated off road with sufficient manoeuvring space to ensure they can move to/from the highway in forward gear. No objections in principle to this proposal on highway safety grounds.

	ADDITIONAL REPRESENTATIONS:
	Eight letters have been received from nearby residents who have raised the following objections:

1. Proposed increase in floor space is in excess of recommendation for this position in the A.O.N.B. and a Conservation Area,

2. This results in a house too big for the plot,

3. Insufficient space on site to turn vehicles,

4. Proposed SW and SE elevations lack any aesthetic form, giving it an industrial form inappropriate to the area and unrelated to nearby houses,

5. Application relates to half the plot leaving space for the rest of the site to be developed in the future,



	
	6. My guess is the idea is to develop the land, sell at a profit then move on,

7. Lack of overall character and design in the proposal,

8. Visual impact on the streetscene,

9. Harmful to the character and appearance of the A.O.N.B. and the Hurst Green Conservation Area,

10. Materials such as render are inappropriate,

11. Concerns regarding highway safety, and

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



	
	The Applicant has also responded to the above points noting:



	
	1.
	There are many large houses in Hurst Green which sit on similar size plots.



	
	2.
	Size of extensions have been subject to pre-application discussion.



	
	3.
	House is single storey and lower than the road.



	
	4.
	Highways seem happy with layout and parking.



	
	5.
	Whilst the design is unique, I feel it is wholly appropriate and will fit in with the area well.


Proposal

Planning permission is sought for various extensions and alterations to the existing dwelling on site. An application was submitted in November 2008 for a different scheme to extend the bungalow, however following negative feedback it was subsequently withdrawn by the applicant. This application is a re-submission of this application, albeit with a different design. This application proposes the following extensions to the existing bungalow on site,

· The replacement of the existing conservatory on site with a new single car garage,

· The erection of an extension to the elevation facing The Dene, and

· The erection of an extension to the northeast elevation of the bungalow with the highest point of the ridge no higher than the ridgeline of the main bungalow.

The scheme also includes the conversion of the loft in order to create bedrooms at first floor level, the insertion of three dormer windows in the northeast and northwest facing roof elevations, and the insertion of a Juliet balcony in the northwest facing gable elevation of the main bungalow. The scheme also includes the insertion of Conservation type roof lights within the roof as part of the loft conversion.

Site Location

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.

Relevant History

3/2009/0380/P - Demolition of existing detached bungalow and erection of two-storey detached house (CAC) – Granted Conditionally.

3/2009/0379/P – Demolition of existing detached bungalow and erection of two-storey detached house – Refused.

3/2009/0378/P – Demolition of domestic double garage and erection of a detached two-storey holiday cottage (Re-submission) - Withdrawn.

3/2008/0892/P – Demolition of domestic garage and construction of holiday cottage in part of side garden – Withdrawn.

3/2008/0891/P – Demolition of conservatory, boiler house and detached domestic garage, and erection of 2-storey extension and alterations – Withdrawn.

Relevant Policies

Policy G1 - Development Control.

Policy H10 – Residential Extensions.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.

SPG – “Extensions and Alterations to Dwelings”.

Hurst Green Conservation Area Appraisal (adopted April 2007).

Environmental, AONB, Human Rights and Other Issues

Planning permission is sought for various extensions and alterations to the existing dwelling on site. As noted above, an application was previously submitted in November 2008 for a different scheme to extend the bungalow; however following negative feedback the applicant subsequently withdrew it. Since that application, the Applicant has also sought to demolish the existing property and replace it with a larger two storey property, however the scheme submitted under Application Ref. No. 3/2009/0380/P was considered contrary to local Plan Policy and was refused. Following on-going discussions with the Applicant since that decision, this current proposal seeks permission for a less intrusive scheme compared to previous submissions, and the main considerations are the potential impact on the amenity of nearby neighbours, the potential impact on highway safety and the impact on the A.O.N.B. and Hurst Green Conservation Area by virtue of the suitability of the design, scale, size and massing of the proposed extensions and alterations to the property.

IMPACT ON RESIDENTIAL AMENITY

In terms of the impact on nearby residential amenity by virtue of the proposed extensions and alterations, given the location of the new main windows proposed, the only neighbour to be potentially affected is that at no. 8a The Dene. However, it must be noted that there is a significant difference in land levels between 10 The Dene and it’s nearest neighbour no. 8a, with 10 The Dene being on much lower land, and also that there is a large number of trees and a thick leylandi hedge between the two garden areas. As such, given the distance between the new windows and the boundary edge, coupled with the above details, I do not consider that there will be any significant detrimental impact on the amenity of the occupiers of nearby dwellings.

IMPACT ON HIGHWAY SAFETY

Whilst I note the points of objection from the nearby neighbours in respect of concerns regarding parking and access to and from the site, it must be noted that the existing parking for the sites substandard as it consists of a garage that opens directly onto The Dene with little space to park clear of the highway, and there is no provision on site to allow a vehicle to move to/from the highway in forward gear. The LCC Traffic and Development Engineer has considered the proposed and improved access with turning head, and he is satisfied that the three vehicles can be accommodated off road with sufficient manoeuvring space to ensure they can move to/from the highway in forward gear, and as such has no objections in principle to this proposal on highway safety grounds. The scheme proposed will therefore be a significant improvement on the existing situation on site.

IMPACT ON CONSERVATION AREA AND A.O.N.B.

As noted in previous reports in relation to this site, given that Hurst Green Conservation Area has been recently granted this status (April 2007), long after the construction of this property, this site must have been thought to provide a positive contribution to it to have been included within the Conservation Area boundary. 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’. However, the building itself is not mentioned. Indeed, the existing modern bungalow is of no interest and relatively innocuous due to its height, size, location on site and lack of address to the road. As such, the question is whether or not the proposed extensions and alterations to it will protect, preserve or enhance the Conservation Area and the Forest of Bowland A.O.N.B.

Whilst the existing modern bungalow is of little 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. Given the position of the three proposed extensions to the property, namely to the northeast, the southeast and the southwest elevations, and the fact they are all relatively subservient to the main body of the bungalow, the size and indeed massing of the building is considered to be acceptable, meaning that the setting of the Conservation Area and the openness of the A.O.N.B at this location is considered to be preserved. The key elevation to the property will be the southeast elevation, which faces onto The Dene, and the plan view clearly indicates that the scheme will not dominate this part of the Conservation Area/A.O.N.B, despite the front elevation of the property being brought closer to the highway. The dormer windows proposed face the enclosed garden area to the north corner of the site, and do so in order that they will not be visible from The Dene and will not interrupt the existing bland southwest roof elevation that is most visible. In doing so, the perception of change is significantly reduced despite the modern appearance of these two of the elevations of the property. Bearing this in mind, the proposal is considered to comply with the relevant Policies and the SPG note ‘Extensions and Alterations to Dwellings’.

OTHER ISSUES

There are a number of points of objection with regards to the lack of character displayed with the scheme and that the southwest and southeast elevations are not aesthetically pleasing, however given the lack of character the existing bungalow displays, it is considered that the scheme proposed ensures the property remains low key and inoffensive due to the simple design facing The Dene which helps reduce the impact on the streetscene and therefore preserving the character and setting of the A.O.N.B. and the Conservation Area.

Other objections relate to the excessive increase in size/floor area/volume of the property, however for more guidance on this we must look at the SPG “Extensions and Alterations to Dwellings” which notes that in Conservation Areas controls over increases in size are more strictly applied in order to prevent properties becoming significantly more prominent. This is because the character of these areas is the stock of relatively small cottages. For this reason development proposals in excess of a 33% increase in floor area are unlikely to succeed. However, in considering applications for sites on the fringe of a settlement (as is the case) this figure may be relaxed based on the merits of the individual application. Whilst I consider this proposal is exempt from comparison with this section of the Policy due to the property being a reasonably large, three bedroom, modern bungalow, it is worth noting that the floor area of the existing dwelling is approx. 112.33 sq.m. which rises to approx. 168.35 sq.m. once extended, which is an approx. 48% increase in the volume. However, whilst this includes the loss of the conservatory, it does not include the loss of the existing garage on site (granted consent to be demolished under 3/2009/0380/P), which at approx. 35.96 sq.m. results in an overall increase in floor area of only 17.9%. As such, the proposed extensions are considered to be acceptable in line with the relevant Policies and the SPG note ‘Extensions and Alterations to Dwellings’.

Other objections points note the inappropriate use of render, however there are a mixture of house styles and materials in the nearby vicinity, including a number of dwellings nearby that are rendered white. As such, I do not feel the materials proposed are out of keeping with the area.

Finally, for clarification purposes, the amended plans submitted on the 16 December 2009 indicate the insertion of two ‘conservation type’ roof lights in the south west elevation of the bungalow roof.  This is a detail left off the originally submitted scheme by the agent in error, however, I do not consider their inclusion to be to the detriment of the visual or residential amenity of the area.

Therefore, whilst I am mindful of the points of objection from nearby neighbours and from the Parish Council, I consider the scheme to comply with the relevant Local Plan Policies and the SPG note ‘Extensions and Alterations to Dwellings’, and as such be recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant visual impact on the building or adverse affect upon the setting of the Conservation Area. 

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
The development must be begun not later than the expiration of three years beginning with the date of this permission.


REASON:  Required to be imposed in pursuance to Section 91 of the Town and Country Planning Act 1990.  

2.
This permission shall be implemented in accordance with the proposal as indicated on the plan drawing APO11109, the amended plan AP021109 dated 16 December 2009 and the A4 site plan marked ‘car turning area’.


REASON: For the avoidance of doubt and to clarify which plans are relevant.

3.
Precise specifications and samples of walling and roofing materials and details of any window and door surrounds including materials to be used shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


REASON:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings”.

4.
All doors and windows shall be in timber and retained as such in perpetuity.


REASON:  To comply with Policies G1, ENV1 and ENV16 of the Ribble Valley Districtwide Local Plan to ensure a satisfactory standard of appearance in the interests of visual amenity.

5.
Notwithstanding the details shown upon the approved plans, the proposed Velux roof lights shall be of the Conservation Type, recessed with a flush fitting, details of which shall be further submitted to and approved by the Local Planning Authority before development commences upon the site.


REASON:  In the interests of visual amenity in order to retain the character of the barn and to comply with Policies G1, ENV1 and ENV16 of the Ribble Valley Districtwide Local Plan.

6.
Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated 15 September 2008.


Reason:  To comply with policies G1 and ENV7 of the Ribble Valley Districtwide Local Plan ensuring that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed.

7.
The proposed garage shall not be used for any purpose (including any purpose ordinarily incidental to the enjoyment of the dwelling house as such) which would preclude its use for the parking of a private motor vehicle.


REASON:  In the interests of visual amenity and to facilitate adequate vehicle parking and/or turning facilities to serve the dwelling in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance “Extensions and Alterations to Dwellings”.

8.
The layout of the development shall ‘in perpetuity’ include provisions to enable vehicles to enter and leave the highway in forward gear and such provisions shall be laid out in accordance with the details indicated on the site plan marked ‘Car Turning Area’ and the vehicular turning space shall be laid out and be available for use before the works are completed.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan.  Vehicles reversing to and from the highway are a hazard to other road users.
