RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE

APPROVAL

DATE:


11 March 2010

REF: 


GT

CHECKED BY:


APPLICATION NO:
3/2009/1014/P
(GRID REF: SD 368565 438107)

SUBSTITUTION OF HOUSE TYPE GRANTED UNDER CONSENT 3/2008/0400/P AT THE WARREN, OFF AVENUE ROAD, HURST GREEN, LANCASHIRE, BB7 9QH

	PARISH COUNCIL:
	The Parish Council strongly objects to the extension to the lounge. They have no objections to the rest of the scheme providing the materials used are in keeping with the area and that the overall height and other dimensions are not increased from the original plans passed in 2008.

	LCC TRAFFIC AND DEVELOPMENT ENGINEER:
	No objections in principle to this application on highway safety grounds, however he recommends a Condition requiring that the unmade condition of the privately maintained access track leading from Warren Close be improved with the use of appropriate materials to ensure that stone, mud and other loose debris is not brought onto the highway as a result of the increased vehicular activity to the development.



	ADDITIONAL REPRESENTATIONS:
	No additional representations have been received.


Proposal

Planning permission is sought for a substitution of house type for a replacement dwelling granted consent in July 2008. The proposed revision to the replacement dwelling previously approved seeks the addition of a single storey extension to the lounge on the northern elevation of the approved dwelling in order to provide a slightly larger lounge area for the property. Aside from this addition to the main bulk of the dwelling and a number of minor alterations to various window positions and an additional roof window, the dimensions of the proposed dwelling are to remain the same.

Site Location

The site is located to the east of Hurst Green just outside the main settlement boundary and within the Area of Outstanding Natural Beauty with part of the site just within the Hurst Green Conservation Area. Access to the site is from Avenue Road.

Relevant History

3/2008/0400/P – Proposed replacement dwelling, extension to residential cartilage and alterations of vehicle access and redistribution of excavating material and existing hollows in surrounding agricultural land – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G5 – Settlement Strategy.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy H12 – Curtilage Extensions.

Policy H14 – Rebuilding/Replacement Dwellings – Outside Settlements.

Environmental, AONB, Human Rights and Other Issues

Given that the principle of the replacement dwelling on site has been accepted, and that work has already commenced on site, the main issues to consider in respect of this application are whether the additional works proposed (namely the side extension) would prove significantly detrimental to the visual character of the area, whether they have any impact on the residential amenity of the occupiers of neighbouring dwellings and whether the proposed alterations ultimately comply with the relevant planning policies.

Given that the building is sunk below the ground level on site, the northern, western and southern elevations of the dwelling, when viewed from outside the site, appear as a single storey dwelling. The introduction of an additional single storey element to the side elevation of the property is therefore not considered to cause any further undue visual harm to the location within the A.O.N.B. nor to the building or the site in its entirety. Indeed, given that the main dwelling is modern in its design, materials and glazing, the form and design of the proposed side extension fits in neatly with overall design of the dwelling and in the context of the site. In respect of the other additional, minor alterations, I have no objections to these from a visual perspective either.

In terms of the impact on nearby residential amenity by virtue of the proposed side extension, given the orientation of the windows, I do not consider that there will be any significant detrimental impact on the amenity of the occupiers of nearby dwellings.

With regards to the impact of the scheme on nearby highway safety, whilst no objections have been raised by the LCC Traffic and Development Engineer, he recommends a Condition requiring that the condition of the privately maintained access track leading from Warren Close be improved prior to the occupation of the dwelling approved.

Therefore, whilst I am mindful of the objection made by the Parish Council, I consider the scheme to comply with the relevant Local Plan Policies, and as such be recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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 pursuant to Section 18 of the Planning (Listed Building and Conservation Areas) Act 1990.

2.
The permission shall relate to the development as shown on Plan Drawing No’s 2503-01, 2503-02, 2503-03, 2503-04, 2503-05, 2503-06 and 2503-09.


REASON:  For the avoidance of doubt and to ensure that the development is carried out in accordance with the submitted plans.

3.
Precise specifications and samples of roofing materials and details of any window and door surrounds including materials to be used shall have been submitted to and approved 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.

4.
Prior to the occupation of the development hereby approved, details of the landscaping of the site, including wherever possible the retention of existing trees, shall have been submitted to, and approved in writing by, the Local Planning Authority. The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and details of all fencing and screening.


The approved landscaping scheme shall be implemented in the first planting season following occupation or use of the development, whether in whole or part and shall be maintained thereafter for a period of not less than 5 years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.


REASON:  In the interests of the amenity of the area and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

5.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) any future extensions and/or alterations to the dwelling including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to H shall not be carried out without the formal written consent of the Local Planning Authority.


REASON:  In the interests of the amenity of the area in accordance with Policies G1.

6.
Prior to the occupation of the development hereby approved, the condition of the privately maintained access track leading from Warren Close shall be improved with the use of appropriate surfacing materials, details of which shall have been submitted to and approved in writing by the Local Planning Authority.

REASON: In the interests of highway safety and to ensure that stone, mud and other loose debris is not brought onto the highway as a result of the increased vehicular activity to the development.

NOTE

1.
The grant of planning permission does not entitle a developer to obstruct a right of way and any proposed stopping up or diversion of a right of way should be the subject of an Order under the appropriate Act.  Footpath 64 in the Parish of Aighton, Bailey and Chaigley runs through the site.
