
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS/EL

	Application No: 
	3/2008/0192/P

	Development Proposed:
	Construction of 6 No two bedroom flats at former Sabden Service Station, Clitheroe Road, Sabden

	CONSULTATIONS: Parish/Town Council

	Parish Council – objects to this application for the following reasons:

1.
Road safety – the proposal brings the building closer to the road and, as a consequence, drivers at the junction of Whalley Road and Clitheroe Road will have a restricted view of traffic travelling along Clitheroe Road whereas, at the present time drivers are able to look across the forecourt of the service station.

2.
Height of building – the proposed three storey building will be a considerable height, which the Council believes to be taller than any other residential structure in the village.  

3.
Out of character – the proposal is out of character with the AONB due to its design, height and external materials.  

4.
Loss of light to properties across the road – the Council are concerned that the small cottage properties on the other side of the road will be dwarfed by the proposal which will be detrimental to them in terms of loss of light.  



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Has no objections in principle to the proposal on highway safety grounds.  However, he is concerned that on street parking in the vicinity of the proposed access will restrict visibility for emerging vehicles to the detriment of highway safety.  This is a particular concern giving the proximity of the site to the primary school.  To address this concern he proposes a length of prohibition of waiting at any time along Clitheroe Road on its west side from a pint 24m north of the centre line of Wesley Street for a distance of 35m in a northerly direction.  The County Surveyor considers the proposed parking provision of one space per flat to be acceptable.  



	CONSULTATIONS: Additional Representations

	A petition has been received which is stated to be ‘on behalf of the occupants of Sabden village, opposing the build of flats’ on this site (with no stated reasons).  This is signed by 57 people from 46 addresses in Sabden and two people from addresses not in the village.

10 individual letters have been received from Sabden residents (most from the immediate vicinity of this site).  These all express objections to the application for reasons which are summarised as follows:

1.
The building is too high, too close to the front of the site, and to be constructed using inappropriate materials, all to the detriment of the appearance of both the Conservation Area and the Area of Outstanding Natural Beauty.

2.
Loss of light, loss of privacy and overbearing/oppressive effect on the cottages on the opposite side of Clitheroe Road.  

3.
Loss of light and privacy to some of the classrooms in the adjoining school.

4.
Detriment to highway safety.  The building up to the pavement edge would reduce visibility for traffic in the vicinity of the Clitheroe Road/Whalley Road junction.  This problem is made more serious by the location of the school at this junction.  Six parking spaces insufficient for six flats leading to more on street parking to the further detriment of highway safety.  



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.



	POLICY REASONS FOR REFUSAL:

	Policies G1, ENV1 and ENV16 – inappropriate scale, massing and precise siting on the plot to the detriment of the character of the Forest of Pendle Area of Outstanding Natural Beauty and the Sabden Conservation Area; and overbearing effect and loss of privacy to the residential cottages on the opposite side of the road.  



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Sabden petrol filling station, which is presently unused, is located on the west side of Clitheroe Road.  With the exception of one barn conversion dwelling, which is set back from the road frontage, the petrol filling station effectively marks the beginning of the development on the west side of the road as the village is approached from Clitheroe, although there are houses for a considerable distance to the north (towards Clitheroe) on the opposite, eastern side of the road.  The site is adjoined to the north by open land, to the west and south by the nursery and the main building of the primary school, and there are two storey cottages on the opposite side of Clitheroe road.  

The site is within both the Sabden Conservation Area and the Forest of Pendle Area of Outstanding Natural Beauty.  

The existing petrol filling station comprises a building on the rear part of the site (approximately 8.5m back from the site frontage) which has a ridge height of 6.7m and a 4.5m high canopy on the front part of the site.  

Planning permission is sought for the demolition of the existing petrol filling station and the erection of a three storey building containing 6 two bedroom three person flats.  The demolition of the existing buildings on the site is the subject of a separate application for Conservation Area Consent  (3/2008/0198/P).  

The orientation of the proposed building is such that its front elevation will face up Clitheroe Road towards Clitheroe, with its side gabled elevations facing Clitheroe Road and the nursery unit of the primary school, and its rear elevation facing the main part of the school.  There would be a communal garden area at the rear between the building and the school, and a parking area for six cars at the front.  The eastern end elevation would be within 1.2m of the pavement at the front of the site, and the western end elevation would be within 0.8m of the boundary to the nursery unit of the school.

It would be a three storey building with an eaves height of 7m and a maximum height of 10.5m.  There would be nine windows to habitable rooms on three levels in the north eastern gable elevation within 17.2m of the front elevations of the two storey cottages on lower ground on the opposite side of Clitheroe Road.  There would be six obscure glazed windows on the upper two floors facing the nursery.  In the rear elevation, facing the school, there would be two roof lights and a total of 14 windows, some of which would be to bathrooms and would therefore be obscure glazed.

No objection have been received from the school and, through the use of obscure glazing in the elevation facing the nursery, and the building being set away from the boundary with the main part of the school, I do not consider there to be a sustainable reason for refusal of the application concerned with the effects of the proposal on the school.  

I do, however, consider that, by virtue of its height and proposed nine habitable room windows within approximately 17m of the cottages on the opposite side of the road, the proposal would have an overbearing effect and be detrimental to the privacy of those properties contrary to Policy G1 of the Local Plan.  I consider that this represents a sustainable reason for refusal of the application.

Policy ENV1 of the Local Plan requires the landscape and character of the AONB to be protected, conserved and enhanced, and states that the environmental effects of proposals will be a major consideration and the design, materials, scale, massing and landscaping of development will be important factors in deciding planning applications.  Policy ENV16 states that, within Conservation Areas, development will be strictly controlled to ensure that it reflects the character of the area in terms of scale, size, design and materials.  

In the submitted Design and Access Statement it is stated that the height of the proposed building is designed to provide the volume required for the interior as well as remaining in-keeping with the height of the surrounding properties.  A picture of a three storey dwelling on  lower ground at the Clitheroe Road/Whalley Road junction is included in support of this point.  Contrary to this viewpoint, however, I consider that the context for development on this site should be more derived from the two storey cottages on the opposite side of the road than the three storey dwelling which is separated from the site by the school.  I also consider that it should provide more of a visual transition from the countryside to the north and the rest of the village to the south rather than being such a bold and prominent structure on this particular approach into the village.  The proposed use of artificial stone, when most of the buildings in the vicinity (including the three storey property referred to in the Design and Access Statement) are natural stone, is also considered to be inappropriate and unacceptable in this location.  It is stated that the roof would be ‘slate tiles’.  Unless this is intended to mean natural slates, then this is also unacceptable.  

Overall, due to its height, its proximity to the front boundary of the site and inappropriate external materials the proposed building would not, in my opinion, protect, conserve and enhance the appearance of the AONB, nor would it reflect the character of the Conservation Area.  As such, the proposal would be contrary to Policies ENV1 and ENV16 of the Local Plan.  This represents further reasons for refusal of the application.

Concern has been expressed by the Parish Council and by local residents about highway safety issues.  Subject, however, to the imposition of a prohibition of waiting for a specified length of the western side of Clitheroe Road, the County Surveyor has no objections to the proposal on highway safety grounds.  I do not therefore consider that a reason for refusal based on this particular ground would be sustainable.

I recommend, however, that planning permission be refused for the other reasons stated in this report.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 
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