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	Application Ref:
	3/2021/0592
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	Date Inspected:
	17/12/2020 – Previous application
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	Approval

	

	Development Description:
	Resubmission of previously approved garage extension to create additional living accommodation and erection of new detached garage (ref 3/2020/1013) to increase the size of the extension and add 3 new window openings into the side elevation of the extension. 

	Site Address/Location:
	Lower Hud Lee Farm, Longridge Road, Hurst Green, BB7 9QP

	

	CONSULTATIONS: 
	Parish/Town Council

	No comments received within consultation period

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A
	

	CONSULTATIONS: 
	Additional Representations.

	No representations received with respect of proposed development

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:
Key Statement EN2- Landscape 
Policy DMG1- General Considerations
Policy DMH5 – Residential and Curtilage Extensions


	Relevant Planning History:
3/2020/1013- Proposed alteration to existing flat roof garage into pitched living room and new detached garage with room above- Approved with Conditions

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The application relates to a detached two storey dwelling located within Hurst Green that benefits from an attached garage to the side with a wraparound garden. The application site falls within the Forest of Bowland AONB.  Consent has previously been granted for alterations to the existing garage to form new additional living space and the erection of a detached garage with annex above. 

	Proposed Development for which consent is sought:

Consent is sought for alterations to the previously approved development specifically the alterations to the garage to provide additional living space. The amended application proposes three windows in the west (side) elevation of the extension and to extend the footprint of the extension.  The sidewards projection of the extension approved measured at 9.1m in width. The amended application proposes to increase this sideward projection to 9.7m.

	Residential Amenity:

The proposed development relates to works to the west of the main house and the only neighbour with the potential to be affected by the development is Adamson House. This property is sited approximately 20m east of the west elevation of the application site and the application dwelling screens the development from this neighbour. As such the development would have limited impact on this neighbour.

	Visual Amenity:

The application site is located within the AONB and Key Statement EN2 of the Core Strategy states “As a principle the Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, features and building materials” and Policy DMG1 requires development to be of a high standard of design and be sympathetic to existing and proposed land uses in terms of size, intensity and nature.

The development site is situated approximately 600m north of Longridge Road in Hurst Green and is accessed off a track that serves the development site and its neighbour Adamson House. The shared track continues north as it also serves Higher Hud Lee Farm. Although the development site is not visible from Longridge Road, the site is visible from this track as well FP3 and BW5 that travel past the front and side of the property.

The proposed windows are considered to have minimal impact on the visual amenity of the area as these are similar to those found on the main dwelling. The proposed extension to the approved footprint of the extension does result in a reduced gap between the side of the extension and the side of the garage. The reduction is visual gap does have some impact on the AONB as when viewed from afar the extension and gap may be seen as one structure not to separate elements. However, as the garage is set back quiet significantly from the front of the extension it is considered that this minimises the potential for the works to be seen as one structure.  Therefore, it is considered that the amended development has an acceptable impact on the character of the application property as well as the visual amenity of the AONB. 

	Observations/Consideration of Matters Raised/Conclusion:
Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be granted
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