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	Officer:
	LW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed outbuilding. 

	Site Address/Location:
	10 The Dene, Hurst Green, BB7 9QF. 

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received in respect to the proposed development. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	N/A

	

	CONSULTATIONS: 
	Additional Representations.

	No representations received. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement EN2:	Landscape
Key Statement EN5:	Heritage Assets

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DME1:	Protecting Trees & Woodland
Policy DME4:	Protecting Heritage Assets
Policy DME6:	Water Management

Planning (Listed Buildings and Conservation Areas) Act
National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2024/0486: Proposed demolition of existing conservatory and construction of single storey extension, removal of chimney stack and insertion of two new rooflights to the north elevation (Approved). 

3/2015/0467: Proposed porch extension to side of property (Approved). 

3/2013/0535: The erection of a single cottage (alternative scheme to planning permission 3/2011/0618) (Approved). 

3/2011/0618: Demolition of existing detached garage and construction of a two-bedroom detached cottage dwelling to include driveway with parking and turning area (Approved). 

3/2011/0187: Demolition of the existing detached garage and replacement garage to be built and driveway with turning area (Approved). 

3/2009/0927: Proposed loft extension to the existing property and single storey extensions to the side and front with rooms in the roof space. Proposed dormer windows to the northeast elevation and a dormer window and a balcony to the northwest elevation. Re-submission (Approved). 

3/2009/0379: Demolition of existing detached bungalow and erection of two-storey detached house (Refused). 

3/2009/0380: Demolition of existing detached bungalow and erection of two storey detached house (Approved). 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached bungalow property at no.10 The Dene, comprising of render and stonework to its external elevations, concrete roof tiles and grey uPVC windows and doors. The site to which the application relates is located within the defined settlement limits of Hurst Green as well as the Hurst Green Conservation Area and Forest of Bowland National Landscape. The property is also situated within Flood Zone 2 and 3. 


	Proposed Development for which consent is sought:

Consent is sought for the construction of an outbuilding which would measure 5.5m by 3.1m with a maximum height of 2.6m. 

The proposed building would be finished in timber cladding and would incorporate a set of double doors and single personnel door to the south facing elevation and 1no. window to the both the eastern and western side elevations. 


	Principle of Development:

The proposal relates to a domestic outbuilding within the curtilage of an established residential property and is therefore acceptable in principle subject to as assessment of the material planning considerations. 

The application property is also situated within the Hurst Green Conservation Area and Forest of Bowland National Landscape and as such, additional consideration will also be given towards the effect of the proposal on the historic character and visual amenities of the surrounding area. 


	Visual Amenity/ External Appearance and Impact upon Character/appearance of Conservations Area:

The proposal site is situated within the Hurst Green Conservation Area. With reference to making decisions on applications for development in 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 Valley Core Strategy stipulates that all development proposals should respect and safeguard the character, appearance and significance of all Conservation Areas. 

Furthermore, Policy DME4 of the Ribble Valley Core Strategy states that ‘Proposals 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.’ 

With specific regard to the application site and its immediate surroundings, 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. 

The proposal site also lies within the Forest of Bowland National Landscape. With regards to development in the National Landscape, Key Statement EN2 of the Ribble Valley 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 outbuilding would comprise a relatively modest size and scale, with a total footprint of 17m2 and height of 2.6m. The proposal would also be set approximately 8m back from the principal elevation of the application dwelling and over 18m from the public highway. The proposal would therefore clearly read as subservient domestic outbuilding and not an incongruous or over dominant addition to the proposal site or surrounding landscape. The proposed use of timber cladding to the external elevations of the outbuilding is also considered appropriate and would not significantly detract from the existing character or visual amenities of the locality. 

Taking account of the above, it is not considered that the proposal would result in any significant adverse impact upon the existing visual amenities of the surrounding National Landscape, nor would it pose any threat to the preservation of Hurst Green’s Historic or architectural character. 


	Impact Upon Residential Amenity:

The proposed outbuilding would be adequately distanced from nearby residential receptors and given the relatively small-scale nature of the works proposed, it is not considered that any measurable undue harm upon the existing amenities of any nearby residents would be resultant. 


	Highways and Parking:

No highway related issues have been identified with respect to the proposed development. 


	Landscape/Ecology:

It is noted that there a number of mature trees sited within the proposal site; however, no trees are proposed for removal as part of the works, and it is not anticipated that the proposed outbuilding would result in any direct impact. Notwithstanding this, a condition has been attached to accompanying decision notice requiring all retained trees to be protected during the construction phase of the development. 

The development is exempt from having to achieve the mandatory Biodiversity Net Gain requirements as it is a householder application. 


	Other Matters:

Flood Risk 

The proposal site is within close proximity to Dene Brook, with the site being situated within Flood Zone 2 and 3. Despite this, the proposal relates to a domestic outbuilding with a total floorspace of 17m2 and is therefore defined as minor development. Given the small-scale nature of the development proposed, it is not anticipated that any significant increase in flood risk would be resultant. The proposal is therefore acceptable in this respect and satisfies Policy DME6. 


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and having regard to all material considerations and matters raised, the application is recommended for approval.


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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