Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2013/0535/P

	Development Proposed:
	The erection of a single cottage (alternative scheme to planning permission 3/2011/0618/P) on land adjacent to 10 The Dene, Hurst Green, Clitheroe, BB7 9QF.



	CONSULTATIONS: Parish/Town Council

	Aighton, Bailey and Chaigley Parish Council – No observations or comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (Highways) – No objections are raised.

Environment Agency - Having regard to the proposed amendments as identified in drawing number 4378-02C, the proposed layout has been revised such that all bedrooms are at first floor level and the ground floor is to accommodate the proposed kitchen, dining and living areas.  The proposed amendments will ensure that future occupants will be at no greater risk of flooding and we withdraw our objection to the proposed development.  The proposed development should proceed in accordance with the mitigation measures outlined in the Flood Risk Assessment submitted with the application to ensure the risk of flooding to the property is managed appropriately.


	CONSULTATIONS: Additional Representations.

	No additional representations.



	RELEVANT POLICIES:

	NPPF.

Policy G1 - Development Control.

Policy ENV1 – Area of Outstanding Natural Beauty.
Policy ENV16 – Development in Conservation Areas.

Policy H14 – Replacement Dwellings in the Countryside.

Policy DMG1 of the Core Strategy (Regulation 22 Submission Draft).
Policy DME2 of the Core Strategy (Regulation 22 Submission Draft).
Policy DME4 of the Core Strategy (Regulation 22 Submission Draft).

Policy DMH5 of the Core Strategy (Regulation 22 Submission Draft).

Key Statement EN2 of the Core Strategy Regulation 22 Submission Draft.
Hurst Green Conservation Area Appraisal (April 2007).

Planning (Listed Buildings and Conservation Areas) Act 1990.



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

	This application seeks permission for the demolition of an existing large, detached, timber double garage on land adjacent to 10 The Dene, Hurst Green, in order to erect a two storey, two bedroom residential cottage with a driveway and turning area.  The application relates to land adjacent to a detached bungalow that lies outside the village boundary of Hurst Green, as defined by the Ribble Valley Districtwide Local Plan.  The site lies within the Hurst Green Conservation Area (adopted April 2007) and within the Forest of Bowland Area of Outstanding Natural Beauty.  Permission was granted in July 2011 for the demolition of the existing detached garage in order to replace it with a slightly larger detached double garage with a driveway and turning area.  Permission was then granted in May 2012 for the erection of a two-bedroom cottage on site using the same building dimensions as the detached new garage building.  On this basis, the main considerations in respect of this replacement dwelling are the impact on the AONB and Hurst Green Conservation Area by virtue of the suitability of the design, scale, size and massing of the proposed dwelling and the potential impact on the amenity of nearby neighbours.  There are no impacts on highway safety.

The principle of the erection of a dwelling on this site is now accepted, however consideration must still be given to the impacts upon the Hurst Green Conservation Area as this site, and indeed the property, must have been thought to provide a positive contribution to it to have been included within the Conservation Area boundary.  The scheme has been amended following responses from the Environment Agency and concerns regarding the massing of the dwelling proposed.  This report reflects on the plans received on the 8th of August 2013.

Paragraph 115 of the NPPF notes that ‘Great weight should be given to conserving landscape and scenic beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty, which have the highest status of protection in relation to landscape and scenic beauty’, which is also supported at Local Plan level with Policy ENV1 which notes ‘The landscape and character of the Forest of Bowland AONB will be protected, conserved and enhanced, with development needing to contributing to the natural beauty of the area’.

With regards to the Hurst Green Conservation Area (a designated Heritage Asset), Paragraph 17 ‘Core Planning Principles’ of the National Planning Policy Framework notes that planning should ‘conserve heritage assets in a manner appropriate to their significance, so that they can be enjoyed for their contribution to the quality of life of this and future generations’, with Paragraph 126 stating that local planning authorities take into account 'the desirability of sustaining and enhancing the significance of heritage assets ... the wider social, cultural, economic and environmental benefits that conservation of the historic environment can bring ... the opportunities to draw on the contribution made by the historic environment to the character of a place'.  These paragraphs highlight the importance of the conservation, preservation and enhancement of the Conservation Area as important considerations when assessing this proposal.
Paragraph 131 also provides advice when determining planning applications, noting that local planning authorities should take account of:

· the positive contribution that conservation of heritage assets can make to sustainable communities including their economic vitality; and

· the desirability of new development making a positive contribution to local character and distinctiveness.

This view supports Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 that notes, with regards to considering applications, that special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.  Paragraph 132 provides more advice when considering the impact of a proposed development on the significance of a designated heritage asset, with paragraph 134 noting that where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighed against the public benefits of the proposal.
In considering the above Policy guidance, it is worth noting the following.  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 existing garage, on the other hand, sits immediately adjacent to the highway and is of a construction relatively alien to the area (timber).

As with the consideration of the recently approved replacement garage on this site, and subsequently the two storey cottage building, the proposed dwelling outlined within this application will be positioned 7m further into the site than the existing building on site, siting it well within the site.  The dwelling presented in this case has a marginally larger footprint than that previously approved, and it has been rotated on site by 90 degrees to present a the front elevation, and entrance, to The Dene.  This presents a frontage width of 8.4m (previously 6m) and a depth of 6.94m (previously 8m), with a small, ground floor extension to the rear.  In addition, the overall ridge height of the dwelling is some 5.93m (0.93m taller than the approved proposal).  The key elevation to the site will be the southeast elevation that faces onto The Dene.  Due to the dwelling being set back into the site and the slight difference in land levels as you enter the site, the new building on site will remain subservient to the main bungalow adjacent.  In addition, as it will be constructed in more appropriate materials sympathetic to this location, I am of the opinion that the scheme will not dominate this part of the Conservation Area/AONB, and will preserve the existing settings of the dwellings due to the loss of the prominent garage that abuts the highway.  In my opinion, whilst this proposed dwelling will be more prominent due to its ‘front on’ position in the streetscene, the proposal is considered acceptable when considered against the relevant National and Local Plan Policies as it will have an acceptable impact on the setting of the Conservation Area, and ensure that the openness of the AONB at this location is sufficiently preserved.

In terms of the impact on nearby residential amenity, as with the previous scheme the Applicant notes that current position of the existing garage on site causes problems with access given it is less than 1m back from the highway.  The proposed position of the new dwelling will be positioned approximately 7m back from the highway edge of The Dene, which will allow cars to pull fully off the highway and also turn on site to allow them to leave the site in forward gear.  The dwelling will be sited in the same position as the previously approved garage, and will be over 21m away from no. 5 The Dene.  The only side openings facing no. 10 The Dene will be a doorway and a small window, however given these will be within the ground floor element of the single storey extension at the rear and set further from the site boundary, it is considered that that they will have no impact on the privacy of the occupiers of the adjacent dwelling.  The roof terrace over the single storey rear extension is screened from no. 10 The Dene by virtue of the mono pitch wall to the northern edge of the roof, and on this basis I have no concern with this element of the scheme.

Bearing in mind the above, and given this improvement to the access to the site which will reduce the potential for cars to be sat waiting in the road before entering the garage, I do not consider that there will be any significant detrimental impact on the amenity of the occupiers of nearby dwellings by virtue of this proposal.

On this basis, it is considered that the submitted scheme will have an acceptable visual impact upon the character, setting and appearance of this location within the Hurst Green Conservation Area, due to the limited impact it will have on its significance.  In conclusion, the scheme is considered acceptable in accordance with the guidance provided within the relevant National and Local Plan Policies and the SPG note ‘Extensions and Alterations to Dwellings’, and as such is recommended accordingly.


	SUMMARY OF REASONS FOR APPROVAL: 

	The proposal represents an appropriate form of development and given its design and location would not result in visual detriment to the character of the building or adverse affect upon the setting of the Conservation Area, and nor would its use have an adverse impact on highway safety. 



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 04/07/2013














