Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2010/0765/P

	Development Proposed:
	Substitution of house type previously granted in application 3/2009/1014/P at The Warren, off Avenue Road, Hurst Green, Lancashire, BB7 9QH.



	CONSULTATIONS: Parish/Town Council

	Parish Council – No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A


	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5– Settlement Strategy.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy ENV16 – Development within Conservation Areas.

Policy H12 – Curtilage Extensions.

Policy H14 – Rebuilding/Replacement Dwellings – Outside Settlements.

PPS5 – Planning for the Historic Environment.

Hurst Green Conservation Area Appraisal.



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

	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 substitution of the house type proposed 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.

The most visible element of the proposal seeks the repositioning of the sun lounge originally granted on the East elevation, on the West Elevation. The other proposed alterations all occur internally with the alteration of the previously approved pool into a cinema room and gym, the change of one portion of the triple garage into an office, the alteration of bedroom 5 into a larger guest bedroom and small alterations within the second floor master bedroom suite.

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. As with the previously approved scheme, the introduction of an additional single storey element to the Western 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, whilst the orientation of the windows of the extension now face towards the rear of dwellings off The Avenue, given the distance of approx. 18m to the boundary of the site and the addition of screen planting indicated on the block plan, 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, there are no alterations proposed to the previously approved access, and as such the same 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 will be added to the decision notice.

Therefore, 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 a significant visual impact on the building or adverse affect upon the setting of the Conservation Area, or be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.
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