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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed demolition of part of existing pigsty and construction of single storey extension to side and rear. 

	Site Address/Location:
	23 Smithy Row Hurst Green BB7 9QA

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received in respect of the proposed development. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection. 

	

	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
Key Statement DMI2:	Transport Considerations

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
Policy DME3:	Site and Species Protection and Conservation
Policy DME4:	Protecting Heritage Assets
Policy DMH5:	Residential and Curtilage Extensions

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


	Relevant Planning History:

No relevant planning history. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to an end-terraced two-storey property at no.23 Smithy Row. The property comprises stone to the external elevations, natural slate roof tiles and uPVC windows. The site to which the proposal relates is located within the defined settlement area of Hurst Green, as well as the designated Hurst Green Conservation Area and Forest of Bowland National Landscape. 

The building is not statutorily listed but is listed as a Building of Townscape Merit, along with various other properties along Smithy Row. 


	Proposed Development for which consent is sought:

Consent is sought for the partial demolition of the existing ‘piggery’ outbuilding and construction of a single storey side and rear extension. The scheme has been amended since initial submission, including a reduction in footprint. 

The proposed extension would project 4.5m from the rear elevation of the application property and 3.6m from the eastern gable elevation, with a maximum width and depth of 8.7m and 4.9m respectively. A pitched roof form would be incorporated measuring 2.5m to the eaves and 3.9m to the ridge. A large element of glazing would be featured to the eastern side elevation of the development, along with a 1no. window opening to both the front and rear. To the western facing side elevation, 2no. windows and a personnel door would be included. 

In respect to materiality, the proposed development would be finished in stone, slate roof tiles and uPVC windows to match that of the existing. 

As part of the overall development, a new stone wall would also be constructed to create a courtyard area to the eastern side elevation of the property. 


	Principle of Development: 

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

The property is also situated within the Hurst Green Conservation Area and Forest of Bowland National Landscape and therefore additional consideration will also be given to the impact of the development upon the historic importance and visual amenities of the surrounding area. 


	Impact upon Character/appearance of Conservations Area:

The proposed 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 Borough 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 application property is situated towards the northern boundary of the Conservation Area and is afforded a high level of visibility from the adjacent public realm being sited adjacent the Public Right of Way which runs along Smithy Row. The property itself is also regarded as a Building of Townscape Merit within the Hurst Green Conservation Area Appraisal. As per the Conservation Management Plan, Buildings of Townscape Merit are considered to make a positive contribution to the character and appearance of the Conservation Area. 

The original scheme comprised an extension with a maximum width and depth of 10.8m and 4.9m respectively. However, it was considered that the proposed development would read as overtly incongruous and over dominant addition to the proposal site by virtue of its overall size and scale. 

Following discussions with the agent, the proposal has been reduced. The revised extension would project 
4.5m and 3.6m from the northern rear and eastern side elevation of the application property and would be set back from the principal elevation by approximately 8.8m. The amended scheme would appear better related to the existing built form with a reduced sideward projection and would take a subservient position in relation to the parent dwellinghouse.

The proposed use of materials would also be appropriate in this instance, in as much that the extension would incorporate materials which would visually integrate with the existing external facing materials of the application property as well as those within the immediate vicinity of the proposal site. The proposed development would feature uPVC windows and aluminium doors and whilst this is usually considered to result in a detrimental impact upon a Conservation Area, it is noted that the proposed openings would match the modern style windows already featured to the main dwellinghouse. In this context, it is not considered that the proposed use of uPVC windows and aluminium doors would result in any adverse impact upon the historic character of the Hurst Green Conservation Area that would significantly exceed that of the existing and warrant the refusal of the application. 

The proposed partial demolition of the existing outbuilding would also have a negligible impact upon the character of the dwelling as whole and it is not considered that the construction of the proposed stone wall/ courtyard area would result in any measure undue impact upon the proposal site or surrounding area. 

Taking account of the above, it is not anticipated that the amended proposal would detract from the existing visual amenities of the application dwelling, nor would it pose any significant threat to the preservation of Hurst Green’s historic or architectural character.  


	Impact Upon Residential Amenity:

The openings proposed to the front, eastern side, and rear elevation of the extension would not have a direct interface with any nearby residential properties. The windows to the western side elevation would face towards the rear garden area of no.21 Smithy Row; however, the proposed openings would be adequately screened by the existing boundary treatment and would serve a shower/ WC and entrance area and are therefore likely to be obscurely glazed and non-opening. Nevertheless, this has been secured by way of a planning condition in order to protect to the amenity of the neighbouring residents. 

Whilst the submitted plans show the extension to be in breach of a 45-degree line drawn from the centre of the window featured to the rear elevation of no.21 Smithy Row, the proposed extension would project 3.5m beyond the rear elevation of this adjoined neighbouring property and would be set approximately 1.5m from the common boundary and 2.5m from the window itself. The development would also be sited to the east of no.21 Smithy Row and therefore any resultant overshadowing/ loss of daylight would be limited to the early hours of the day. 

Taking account of the above, it is not anticipated that the proposed works would result in any significant detrimental harm upon the existing amenities of any nearby residents, by way of overshadowing, loss of outlook, daylight or privacy that would warrant the refusal to grant planning permission


	Visual Amenity/External Appearance:

The proposal site 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.’ 

As mentioned above, the original built form of the application property comprises a stone and slate based dwellinghouse. The amended single storey extension would be set back from the principal elevation of the application property and of a size and scale that is considered appropriate in relation to the primary dwellinghouse. The extension would therefore not appear an incongruous or over dominant addition to the existing built form in this respect. The proposal would also be finished in stone and slate roof tiles to match the existing dwellinghouse, ensuring visual integration and further reducing the impact of the development.

In view of the above, it is not considered that the proposed development would be unduly harmful to the existing visual amenities of the application property, nor is it anticipated that the works proposed would be significantly detrimental to the visual amenities of the surrounding National Landscape to a degree that would warrant the refusal to grant planning permission. 


	Highways and Parking:

Lancashire County Council Highways have been consulted on the proposed development and raised no objection. The proposal is therefore acceptable in respect to highway safety and parking. 


	Landscape/Ecology:

A Bat Advice Note was submitted with the application confirming the findings of a daytime bat survey undertaken on 5th March 2024. The Note concludes that signs of bat roosting, in the form of bat droppings were found in the roof void confirming bats have been, and still could be, present with the works proposed likely to cause disturbance and/or obstruction to bats, affecting their ability to leave and gain entry to the roof space and roof coverings. As a result of this, further surveys were deemed necessary in order to inform the proposed works, including 3 evening emergence or early morning surveys carried out between May and August. 

Following this, three bat emergence surveys were carried out on 19th July, 9th August and 30th August 2024. A maximum of 2 soprano pipistrelle bats emerged from the north elevation roof edge during the emergence surveys. The evidence from the surveys suggests that bats are most likely using the wall tops and/or roof coverings for roosting; however, there is no evidence to suggest that the roost is a maternity or hibernation roost. 

Given the proposed development will involve disturbance to bats and permanent destruction of their roost, a licence will be necessary in order for the work to be undertaken lawfully. The proposed works, bat species and numbers, and the number of bat roosts meet the criteria for a Bat Mitigation Class Licence. 

In order for the Licence to be granted, Natural England requires three tests for the development to be met: 

1. Preserving public health or public safety or other imperative reasons of overriding public interest; 
1. There is no satisfactory alternative; and 
1. The action will not be detrimental to maintaining the population of the species concerned at a favourable conservation status in its natural range. 

As competent authority the Habitats Directive places a duty on Local Planning Authorities to consider whether there is a reasonable prospect of a licence being granted and apply the three tests. 

In terms of the first test, the proposed extension would help future proof the application property which is regarded as a Building of Townscape Merit. The development would therefore help secure the properties long term future as a residential dwellinghouse which in turn would be in the public interest. 

In terms of the second test, given the constraints of the site, there is not considered to be any acceptable alternative to that proposed. The property is located within a sensitive landscape, within the designated Hurst Green Conservation Area and Forest of Bowland National Landscape and the proposal comprises a relatively modest single storey extension. 

The final test is an ecological one, which the accompanying report states can be met as appropriate compensation/ mitigation is possible. 

Accordingly, the proposed development would meet the requirements of all three tests and as such, there is considered to be a reasonable prospect that Natural England would grant a licence for the proposed development. The acquisition of a Natural England Licence and incorporation of the additional compensatory measures referred to within the report have been secured by way of appropriate planning conditions. 

There are also potential impacts (disturbance, damage and destruction) to nesting birds. It is advised that there is a high potential for bird species to be nesting either within the building, former piggery and/or vegetation during the bird nesting season (February to September). As such, no work should be undertaken during the bird nesting season unless a pre-commencement check, carried out by a suitably qualified ecologist, confirms the absence of nesting birds immediately prior to any work commencing. 

The presence of non-native invasive species, including Japanese rose and Montbretia, has also been confirmed within the garden planting and immediately adjacent to the proposed development site. The proposal would involve an amount of disturbance which could result in the spread of these species and therefore additional mitigation measures have also been outlined to control this. The above have been secured by way of a planning condition. 

Furthermore, as part of the overall development, the existing apple tree is proposed to be removed and re-positioned within the site. However, following consultation with the Council’s Countryside Officer it is noted that transplanting such a mature tree will be very difficult, costly, timely and is not a realistic mitigation measure as the survival rate would be very low. As such, a replacement planting condition has been attached to the accompanying decision notice in order to help secure the low-level cottage garden tree scape and biodiversity in the area. 


	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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