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	Development Description:
	Proposed demolition of existing conservatory and construction of single storey side extension, removal of chimney stack and insertion of two new rooflights to the north elevation. 

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

		

	CONSULTATIONS: 
	Parish/Town Council

	A consultation response from Aighton, Bailey and Chaigley Parish Council was received on 10th July 2024 raising no objection to the proposed development. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	N/A

	

	CONSULTATIONS: 
	Additional Representations.

	One letter of representation has been received in respect to the proposed development. The concerns raised within the letter relate to the addition of 2no. rooflights to the north elevation and the subsequent loss of privacy. 

	

	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 DMG3:	Transport & Mobility
Policy DME3:	Site and Species Protection and Conservation
Policy DME4:	Protecting Heritage Assets
Policy DME6:	Water Management

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


	Relevant Planning History:

3/2015/0467: 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 demolition of the existing conservatory and construction of a single storey side extension, as well as the removal of the existing chimney stack and insertion of two new rooflights to the north- eastern elevation. 

The proposed side extension would project 3m from the south-western facing side elevation of the application property and would extend a depth of 7.3m. A pitched roof form would be incorporated measuring 2.3m to the eaves and 4.3m to the ridge. To the front elevation of the proposed extension, 1no. window would be included, along with a set of glazed double doors to the rear. 1no. rooflight would also be featured to the rear roof slope. 

Fenestration alterations are also proposed, including the removal of the existing lean-to structure to the rear of the property and installation of glazed double doors and replacement of the existing personnel door to the north-eastern side elevation with 1no. new window opening. 

In respect to materiality, the proposed side extension would be finished in stonework, slate roof tiles and grey uPVC windows/ doors to match the existing openings. The existing concrete roof covering featured to the main dwellinghouse would be replaced with slate roof tiles to match the extension. 

As part of the overall development, the existing driveway to the front of the property would also be extended.  


	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 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 extension would be sited to the south-western side elevation of the application property and would therefore be afforded a high level of visibility from the adjacent public realm. Despite this, the proposed extension would project 3m from the side elevation of the application property and would be set back from the principal elevation by approximately 2m. The ridge of the proposed development would also be set well below that of the main dwelling. As such, the proposal would appear wholly subservient to the application property and would not read as an over dominant or incongruous addition.

The proposed use of materials would be appropriate in this instance, in as much that the side extension would incorporate materials which would visually integrate with the existing external features of the application property as well as those within the immediate vicinity of the proposal site. The external elevations of the extension would be finished in stone to match that of the existing built form, whilst the proposed incorporation of slate roof tiles to both the extension and main dwellinghouse would appear in keeping with traditional forms and materials featured to neighbouring properties. 

The proposed development would incorporate grey uPVC windows/ 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 addition to this, the proposed extension would replace an existing conservatory which comprises a large element of glazing, uPVC frames and polycarbonate profiled roof panels. In this context, the replacement of the existing conservatory with a stone-based structure with relatively modest uPVC openings would arguably have a positive impact upon the Conservation Area compared to the existing built form and would therefore not 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 proposed demolition of the existing chimney and small lean-to structure to the rear would also have a negligible impact given their insignificant contribution towards the character of the dwelling as whole. Moreover, the proposed fenestration alterations to the main dwellinghouse, including the installation of 2no. additional rooflights to the north-eastern elevation, is not considered to significantly detract from the existing visual amenities of the application property. However, a condition has been attached to the accompanying decision notice requiring the rooflights to be of Conservation Type in order to minimise the visual impact of the proposal upon the surrounding area as much as possible. 

Taking account of the above, it is not considered that the proposal 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 proposed side extension would incorporate 1no. window to the front elevation and a set of glazed double doors to the rear. Despite this, the proposed openings would provide similar views to those afforded by the existing conservatory which is proposed for demolition and would not have a direct interface with any nearby residential properties. As such, no new opportunities for direct overlooking or loss of privacy are anticipated in this respect. 

It is noted that concerns have been raised in respect to the proposed installation of 2no. additional rooflights in the north-eastern elevation of the main dwellinghouse, facing towards no.8A The Dene which occupies an elevated position in respect to the application property. However, the proposed additions would remain in excess of 15m from no.8A The Dene and given their positioning and orientation, it is not considered that the rooflights would result in any significant detrimental impact upon existing privacy levels that would warrant the refusal to grant planning permission. 

Furthermore, the proposed single storey side extension would not be within close proximity to any habitable room windows featured to the neighbouring property known as The Farthings at no.12 The Dene and therefore no significant degree of overshadowing, loss of outlook or daylight is anticipated as a result of the works proposed. 

Taking account of the above, the proposed development would not result in any measurable undue harm upon the existing amenities of any nearby residents that would warrant the refusal of the application.  


	Highways and Parking:

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


	Landscape/Ecology:

A Preliminary Bat Roost Assessment Report has been submitted with the application dated 28th June 2024. The report concluded that no evidence was recorded to suggest bats were roosting within the building and no bats were observed or recorded using the building for roosting. The property is considered to be of negligible potential for roosting bats and therefore the survey efforts are considered to be reasonable to assess the roost potential of the building and no further survey work is deemed necessary. 

Despite this, a Precautionary Method Statement and Reasonable Avoidance Measures have been included within the report in order to minimise or remove any potential disturbance to roosting bats. The measures included within this section of the report have been secured by way of a planning condition. 


	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 extension and alterations to an existing residential property and is therefore defined as minor development. In addition to this, the proposed side extension would replace an existing conservatory and would be sited on an area of existing hardstanding. As such, there would be no significant increase in impermeable ground cover resulting from the proposed development in this respect. The internal floor level of the extension would also match that of the existing dwellinghouse, and a Flood Risk Assessment has been submitted with the application with the findings being accepted. The development 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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