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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed demolition of conservatory and utility room and construction of single storey extension on the south elevation. Construction of single storey extension to the north elevation. Alterations to fenestration. 

	Site Address/Location:
	6B The Dene, Hurst Green, BB7 9QF 

		

	CONSULTATIONS: 
	Parish/Town Council

	A consultation response from Aighton, Bailey and Chaigley Parish Council was received on 22nd August 2024 noting that the Parish Council does not support any development which commences without securing appropriate planning permission before commencement. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to the imposition of conditions. 

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been 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 DME1:	Protecting Trees & Woodland
Policy DME2:	Landscape & Townscape Protection
Policy DME4:	Protecting Heritage Assets

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


	Relevant Planning History:

3/2012/0252: Proposed removal of the existing lean-to extension to be replaced by a new conservatory and utility room extension (Approved).

3/2011/0891: Application for a Lawful Development Certificate, for the proposed removal of the existing lean-to extension to domestic dwelling and provide a new conservatory and utility extension, with drainage to connect into the existing system (Refused). 

3/2002/0036: Provision of first floor bedroom (Approved). 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached bungalow dwelling at no.6B The Dene. The property comprises render and brickwork to the external elevations, concrete roof tiles and white uPVC windows and benefits from an existing conservatory/ utility room extension and rear dormer extension. The site to which the application 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. 


	Proposed Development for which consent is sought:

Consent is sought for the demolition of the existing conservatory and utility room and construction of a single storey side extension to both the northern and southern elevations of the property. It is noted that work has already commenced on site, with the development appearing to be close to completion. 

The proposed side extension to the northern elevation projects 2.8m from the main dwellinghouse and extends a depth of 3.3m. A pitched roof form has been incorporated with a maximum eaves and ridge height of 3.2m and 3.7m respectively, whilst 1no. window opening is featured to the north facing side elevation. 

The proposed extension to the southern side elevation projects a maximum of 3.4m from the main dwellinghouse with a depth of 6m. A flat roof form measuring 3m in height has been incorporated, along with 1no. window and personnel door to the south facing elevation and 1no. window to the rear. 

As part of the overall development, fenestration alterations to the front, rear and north facing side elevations of the primary dwellinghouse have also be implemented.  

In respect to materiality, the development comprises of render and brickwork to the external elevations, along with a tiled roof and uPVC windows and doors. 


	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. 


	Visual Amenity/ External Appearance and 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 state 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 application property is set into the hillside and at a lower level than that of the main highway. As such, the proposal site is not afforded a high level of visibility from the adjacent public realm or surrounding Conservation Area. Furthermore, the dwelling itself is not considered to be a designated heritage asset, with the architectural features of the dwelling being fairly modern in appearance. 

Notwithstanding the above, the proposed extensions are considered to be appropriate in size and scale in relation to the existing built form of the property and appear sympathetic to, and reflective of, the primary dwellinghouse in respect to materiality and elevational language. It is acknowledged that uPVC windows/doors have been incorporated throughout, and whilst this is usually considered to result in a detrimental impact upon a Conservation Area, it is noted that the application property already benefitted from modern style windows. In addition to this, the proposed extension to the southern side elevation has replaced an existing conservatory which comprised a large element of glazing, uPVC frames and polycarbonate profiled roof panels. In this context, the replacement of the existing conservatory with a render-based structure and relatively modest uPVC openings has arguably had a positive impact upon the Conservation Area. As such, it is not considered that the retention of the works would result in any significant detrimental impact upon the historic character of the Hurst Green Conservation Area that would warrant the refusal to grant planning permission. 

The fenestration alterations to the front and rear of the dwellinghouse is also not considered to have significantly detracted from the existing visual amenities of the application property or surrounding area. 

Taking account of the above, it is not considered that the retention of the works proposed would detract from the existing visual amenities of the application dwelling or 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 fenestration alterations to the primary dwellinghouse and openings to the southern side extension provide similar views to those afforded by the previous window configuration, whilst the window to the northern side extension does not have a direct interface with any nearby residential properties. As such, it is not considered that any new opportunities for direct overlooking or loss of privacy have resulted from the works. 

In addition to this, the extension to the southern elevation of the application property is largely sited on the same footprint as that of the previous conservatory/ utility extension in which it has replaced, and therefore it is not considered that the works will result in any greater impact upon neighbouring occupants than that of the previous built form. The extension to the northern elevation is also sited approximately 14m from the rear elevation of no.6 The Dene. 

Accordingly, it is not considered that the proposed development will result in any measurable undue harm upon the existing amenities of any nearby residents. 


	Highways and Parking:

Lancashire County Council Highways have been consulted on the proposed development and raised no objection to the proposal. The property would remain a three-bedroom dwelling and as such, there would be no impact upon highway safety or parking within the immediate vicinity of the site.  


	Landscape/Ecology:

It is noted that a number of mature trees are present within the proposal site. Whilst it is not considered that the proposed development would result in any direct impact upon these trees and it is noted that work has commenced on site, a condition has been attached to the accompanying decision notice requiring all retained trees to be protected during the remainder of the construction phase.


	Observations/Consideration of Matters Raised/Conclusion:

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


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