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	Date Inspected:
	30/08/2018
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed single storey rear extension and canopy to front elevation

	Site Address/Location:
	Fox Fall House, The Dene, Hurst Green, BB7 9QF

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations received within Consultation Period

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: 
	Additional Representations.

	One Letter of representation received with concerns regarding the height of the flue on the rear extension potentially resulting in lingering smoke in the garden area.

	

	RELEVANT POLICIES:

	Key Statement EN5 – Heritage Assets

Policy DMG1 – General Considerations

Policy DME4- Protecting Heritage Assets

Policy DMH5 – Residential and Curtilage Extensions



	Relevant Planning History:

N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The application site relates to a detached property located within Hurst Green. The property is sited within the Forest of Bowland AONB and Hurst Green conservation area.

	Proposed Development for Which Consent is Sought:
Consent is sought for the erection of a lean to canopy over the entrance door on the front elevation. The canopy will project forwards of the front elevation by 1.5 metres and will have a width of 2.35 metres. The canopy will have an Oak Frame with a natural slate roof.
Consent is also sought for a single storey rear extension projecting 4.46 metres off the rear wall of the dwelling with a width of 4.58 metre that will have an oak frame with aluminium framed glazing. The extension will have a pitched roof with the eaves measuring at 2.27 metres and ridge at 3.5 metres and will have natural slate roof with 4 velux roof lights and a flue projecting 1 metre above the ridge.

	Impact Upon Residential Amenity:

The proposed extension is to be sited to the rear of the property being set approximately 2 metres from the application sites rear boundary. The property adjacent to this rear boundary is no 27 Avenue Road. Due to the level of the land at this neighbouring property being higher than the application dwelling and the existing boundary hedge providing a screen it is considered that the proposed extension would not have a detrimental impact on the residential amenity of this property in terms of loss of light or privacy. 

As there is a separation distance of over 10 metres between the boundary of the adjacent neighbouring property no 21 Avenue road it is considered that the proposed development would not harm this neighbouring dwelling in terms of loss of light of privacy. This neighbouring property raised concerns regarding the flue proposed to the rear extension. Following discussion with a building control officer and the applicants agent a revised plan has been submitted increasing the height of the flue from 0.6 metre to 1 metre to ensure this flue meets building regulation standards. Therefore it is considered that the proposed rear extension will not harm the residential amenity of this neighbouring property.
The proposed canopy is sited over 5 metres from the closest neighbouring property. Therefore it is considered that this alteration will have minimal negative impact on the residential amenity of the neighbouring dwellings.

	Impact Upon Visual Amenity/ External Appearance:

Policy DME4 of the Ribble Valley Core Strategy States that proposes within, or affecting views into and out of, or affecting the setting of a conservation area will be required to conserve and where appropriate enhance its character and appearance and those elements which contribute towards its significance.

 Due to the level of the land in the rear garden only the north east roof slope of the proposed rear extension would be visible from the highway. The roof of the rear extension is to have a natural slate roof that matches the roof of the existing property with two roof lights proposed to each roof slope. As the natural slate roof of the extension will match that found on the main house it is considered that the use of this material will not harm the visual amenity of the conservation area. No details of the proposed roof lights have been submitted with the application therefore conservation style roof lights have been conditioned and for these to remain in perpetuity ensuring the proposal does not undermine the character and appearance of the area. 
The proposed porch would be open sided, overhanging the front door and supported by two posts that will have an oak frame with a natural slate roof. The canopy will be a modest and unobtrusive addition to the frontage, especially when taking in to account the relatively modern age of the dwelling and the varied nature and style of the properties along The Dene. It is therefore considered that the proposed canopy would not have an adverse impact on the character of the AONB or that of the Conservation Area.

	Observations/ Consideration of Matters Raised/ Conclusion:

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

	RECOMMENDATION:
	That planning consent be granted.



