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	APPROVAL

	


	Development Description:
	Demolition of existing annex and replacement with new annex including creation of extended car parking area

	Site Address/Location:
	8 Longridge Road Hurst Green

	


	CONSULTATIONS: 
	Parish/Town Council

	Object on grounds of inappropriate infill, visual impact and possible subsidence caused by the development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections subject to planning conditions. 

	CONSULTATIONS: 
	Additional Representations.

	17 objection letters have been received. Following an amended plan further comments have been received from some of the objectors which retain their initial concerns. The following issues are raised: 

· The building is unduly large and would have a harmful visual impact on the locality including an impact on the AONB and the Conservation Area.

· Harmful impact on a nearby Listed Building number 9 The Dene.

· Concern over the intensification of the business.

· Future use of the building as dwelling rather than an annex.

· Impact on local ecology issues

· Loss of privacy due to overlooking of garden areas as well as windows associated with 7 the Dene.

· Noise disturbance.

· Traffic issues caused by intensification and new parking area.

· Design of the building is out of character to the locality.

· Concern over possible damage to the hillside with the likely subsidence caused by the development.

· Light pollution and disturbance to residential amenity caused by the lighting issues.

· Concern regarding the proposed balcony (Note that this element has been deleted from the scheme).

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy 

Key Statement DS1 – Development Strategy

Policy DMG1 – General Considerations

Policy DMH5– Residential and Curtilage extensions

Policy DME4- Protecting Heritage Assets

National Planning Policy Framework

	Relevant Planning History:

3/2015/0441 Sun lounge and garage - Approved with conditions 

	

	PROPOSED DEVELOPMENT:

	The application is for the erection of an outbuilding and parking area within the garden of 8 Longridge Road, Hurst Green.

The outbuilding replaces an existing smaller outbuilding and is located on the same part of the site cut into the hillside. It is a two storey outbuilding with gym, toilets and bedroom on ground floor with office accommodation on the first floor. It is constructed of timber walling with a flat roof with a grass roof. The main building measures approximately 11m x 5m with a height of 6m, with a single storey front lean to building measuring approximately 3m x 4m and a small lean to side building. There is an external staircase to the first floor and a pathway to the car parking area. 
The proposal also seeks an additional parking / turnabout space at the side of the property which would involve a retaining wall which has a landscaped wall and railings. This is the continuation of the existing driveway.



	ASSESSMENT OF PROPOSED DEVELOPMENT

	The proposal is within the curtilage of the residential garden and as such subject to the building being ancillary to the main domestic dwelling the principle is acceptable. Evidence would indicate the land is curtilage which is partly based on planning history and submitted photographic details.
Highway Safety and Accessibility

The Highway Authority is satisfied that, subject to the building being ancillary to the main residential use and imposition of appropriate conditions, the development is acceptable in relation to the impact on highway safety.

Design

Several concerns have been raised in relation to the design of the development. However it is considered that the building materials, mainly timber and a grass roof, are acceptable in this location. The car parking area is in an elevated position but as it is an extension to the existing parking area and subject to detailed control over the materials of the retaining structure are of an appropriate scale and design .Although a two storey outbuilding is larger than normal for an ancillary outbuilding many garages have storage area in roof space and also in this case the building has been designed to integrate into the topography of the land which reduces the impact and massing of the development. Amendments to the original scheme has reduced the size of the building and deleted the balcony area to reduce visual impact and residential amenity issues.
Visual impact
Given the existing wooded area it is considered that the building would be effectively screened. It is possible to view the building from Shire Lane and Longridge Road but it is the opinion that the visual impact is not significant and that the existing trees and landscaping reduce any impact. 

Residential Amenity/ Noise

The main considerations relate to overlooking and noise associated with ancillary office use. It is considered that given the distance form adjacent dwellings and the existence of mature landscaping and the nature of the proposal that the scheme is unlikely to have a significant impact on adjacent residential amenities.

Landscape/Ecology

The application is accompanied by an Ecological appraisal and an Arboricultural report. The Ecological appraisal noted that the site is dominated by a steep slope which is partially vegetated with scattered shrubs of non-native plants and perennial vegetation with no invasive species found. In relation to protected species the survey found no evidence of bat or badger activity. However to encourage bat activity, a condition is to be imposed requiring bat boxes to be located within the grounds.

The Arboricultural appraisal identifies two trees to be removed and also incorporates adequate replacement planting. The Countryside Officer is satisfied that the removal of the trees are appropriate and that there would be no adverse landscape or ecology issues resulting from the development.


	

	RECOMMENDATION:
	That planning permission be approved subject to conditions.


