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	Development Description:
	Construction of vehicle crossing (drop kerb) onto Longridge Road providing an alternative means of vehicle access to the applicant's land for the applicant's personal use and to allow United Utilities to access, repair and future maintenance to the existing rising sewer main between The Dene and Longridge Road.

	Site Address/Location:
	Dene House, 8 Longridge Road, Hurst Green. BB7 9QP

	

	CONSULTATIONS: 
	Parish/Town Council

	Aighton, Bailey and Chaigley Parish Council have raised an objection in relation to the proposal. The objection to the proposed works primarily centres around the question of whether a dropped kerb access is needed at the proposal site. The comments of the Parish Council are noted however this issue is considered to be a non-material consideration from a planning perspective and as such cannot be assessed as part of the application.


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Lancashire County Council Highways have no objections to the proposal.

	

	CONSULTATIONS: 
	Additional Representations.

	One objection has been raised in relation to the proposal. The objection comprises non-material considerations and a material consideration which relates to occurrences of vocal noise from the rear of the proposal site. The latter claim, whilst an issue of residential amenity, is not considered to be relevant to the proposed installation of a dropped kerb at the proposal site and as such cannot be assessed as part of the application.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Presumption in Favour of Sustainable Development
Key Statement EN2 – Landscape
Key Statement EN5 – Heritage Assets
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility
Policy DME4 – Protecting Heritage Assets
Policy DMH5 – Residential and Curtilage Extensions

NPPF


	Relevant Planning History:

3/2009/1032:
Proposed ground floor kitchen extension (Approved)

3/2010/0511: 
Retrospective application for wrought iron handrailing around an existing flat roof to form a balcony (Withdrawn)

3/2010/0876:
Retrospective application for Wrought Iron handrail to an existing flat roof to include obscure glazed screen to rear (North) elevation. Re-submission (Approved)

3/2010/0969:
Application for a lawful development certificate for a proposed cantilevered canopy (Permission Required)

3/2011/0280:
Application for the discharge of condition no.4 (material for the glazed screen) of planning consent 3/2010/0876P (Approved)

3/2015/0441:
Sun lounge and garage (Approved)

3/2019/0404:
Demolition of existing annex and replacement with new annex including creation of extended car parking area (Approved)

3/2019/0963:
Discharge of conditions 3 (artificial lighting) and 4 (bird and bat boxes) from planning permission 3/2019/0404 (Approved)

3/2020/0269:
Non-material amendment to planning permission 3/2019/0404 to re-locate the footprint of the annex (Refused)

3/2020/0407:
Variation of condition 2 of application 3/2019/0404 to allow revised site plan (Approved)

3/2020/0555:
Discharge of condition 4 (materials) from planning permission 3/2020/0407 (Approved)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached property in Hurst Green. The proposed works would be carried out within the Southern portion of the property’s residential curtilage which fronts Longridge Road. The area to be developed comprises a gravel based parking area located immediately to the South-west of the property’s front driveway and a pavement which is to be converted to a dropped kerb vehicle crossing. The surrounding area comprises a mixture of stone based dwellings and open countryside.

	Proposed Development for which consent is sought:

Consent is sought for the installation of a dropped kerb to form part of a new vehicle access and parking / turning area.


	Principle of development:

The proposal is a domestic extension to a dwelling and is acceptable in principle subject to an assessment of the material planning considerations. The proposal site lies within the Forest of Bowland Area of Outstanding Natural Beauty and is situated within the Hurst Green Conservation Area therefore consideration will be given towards the effect of the proposal on the visual and historic character of the surrounding area.


	Residential Amenity:

Access to the main property is currently via a shared driveway with No. 8A Longridge Road. The proposed dropped kerb and parking area would provide the applicants with an alternative means of access to their property. As such, no increase in vehicular traffic or noise that could lead to any form of disturbance is anticipated as a result of the proposed works.


	Visual Amenity / Landscape:

The proposal lies just within the Forest of Bowland Area of Outstanding Natural Beauty. With regards to development in the AONB, Key Statement EN2 of the Ribble Valley Borough Council Core Strategy states that: ‘The Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, features and building materials.’ 

The proposed works would involve small scale and unobtrusive alterations to the existing built environment which would have a negligible visual impact upon the amenities of the surrounding area. Furthermore, the proposed works would not involve the removal of any trees, vegetation, buildings or other structures. Accordingly, it is not considered that the proposed works would have any undue impact upon visual amenity or detract from or have any undue impact upon the character of the surrounding AONB landscape. 


	Landscape/Ecology: 

No ecological constraints were identified in relation to the proposal. 


	Highways: 

Lancashire County Council Highways have confirmed that the proposal complies with the relevant guidelines in relation to vehicle access width, visibility splays, and parking and turning facilities. As such, it is not considered that the proposal would have any undue impact upon highway safety. A number of recommended planning conditions were also included in the response from LCC highways which have been implemented to the approval of the proposal.


	Heritage:

The proposal site is situated within the Hurst Green Conservation Area. With reference to making decisions on applications for development in a conservation areas, Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that: “...special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.” 

Moreover, Key Statement EN5 of the Ribble Borough Valley Core Strategy stipulates that all development proposals should respect and safeguard the character, appearance and significance of all Conservation Areas. 

The Hurst Green Conservation Area Appraisal (2005) identifies the ‘continuing loss of original architectural details and use of inappropriate modern materials or details’ as being the primary threat to the Hurst Green Conservation Area.

As stated above, the proposed works would be relatively small in scale with very little visual impact and would not involve any alterations to a listed building or Buildings of Townscape Merit. Accordingly, it is not considered that the proposed works would pose any threat to the preservation of Hurst Green’s historical or architectural character.


	Observations/Consideration of Matters Raised/Conclusion:

It is not considered that the proposal would have any undue impact upon residential amenity for the neighbouring residents, nor is it considered that the proposal would have an oppressive or overbearing visual presence. 

Moreover, it is not considered that the proposal would have any detrimental upon the aesthetic character of the AONB landscape or preservation of Hurst Green’s historic and architectural character.

Furthermore, the proposal complies with the relevant LCC Highways guidelines and as such it is not considered that the proposed works would not compromise highway safety in any way.

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	In consideration of due weight of section 16, 66 and 72 (where relevant) of the Planning (Listed Buildings and Conservation Areas) Act 1990 and in consideration to NPPF (2018) it is recommended that planning permission be granted.
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