Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/EL

	Application No: 
	3/2010/0278/P (LBC)

	Development Proposed:
	Erection of CCTV camera on front elevation at Oxenhurst Cottage, Back Lane, Newton

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No comments received.



	CONSULTATIONS: Additional Representations.

	A letter of objection received from residents of Oxenhurst Farm (the adjoining principal listed building) which states:

i) 
Camera could capture a large part of their garden; privacy invaded.

ii) 
Applicants leave their windows and front door open whilst at work.  CCTV therefore not for security.  Assume for ‘nosy neighbour’, voyeurism and harassment.  

iii) 
Will be a problem on selling their property.

iv) 
Does the Ribble Valley want the image of CCTV use portrayed?



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.

Policy G1 - Development Control.

PPS5

HEPPG

Policy ENV20 - Proposals Involving Partial Demolition/Alteration of Listed Buildings.

Policy ENV19 - Listed Buildings (setting).



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

	Oxenhurst Farmhouse is a grade II listed house of the late 18th century. The list description does not refer to the adjoining former farm buildings in the historic steading.  Oxenhurst Cottage is shown as a contiguous ‘linking barn’ between the house and the ‘main barn’ on the ‘existing’ plans of 3/1990/0703/P.  The current listed building consent application presumably reflects considerations as to the extent of listing under section 1(5) of the Planning (Listed Buildings and Conservation Areas) Act 1990.  The site is isolated, within the Forest of Bowland Area of Outstanding Natural Beauty and is adjoined (to the north) by a public footpath.  

Relevant planning history for the wider site:

3/1997/0673 and 0672 – erection of chimney to the cottage.  LBC and PP granted 7 November 1997.

3/1993/058/P – conversion of shippon into cottage.  LBC granted 11 March 1993.

3/1992/0721/P – conversion of a building to form one dwelling house.  PP granted 11 February 1993.

3/1991/0771 and 0770 – Barn adjacent Oxenhurst Farm, conversion to residential use and former midden to garage.  LBC granted 22 January 1992 and PP granted 16 November 1992.

3/1991/0269/P – Barn conversion to residential.  PP granted 31 July 1991.

3/1990/0703/P – conversion of barn to dwelling.  PP refused 13 December 1990.

Section 16(2) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that when considering applications for listed building consent, special regard shall be had to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.

Planning Policy Statement 5 – Planning for the Historic Environment (PPS5, March 2010) states at Policy HE7.1 that “in decision making local planning authorities should seek to identify and assess the particular significance of any element of the historic environment that may be affected by the relevant proposal”.

Policy HE9.1 of PPS5 states that “there should be a presumption in favour of the conservation of designated heritage assets and the more significant the designated asset, the greater the presumption in favour of its conservation should be.  Once lost, heritage assets cannot be replaced and their loss is a cultural, environment, economic and social impact.  Significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting.  Loss affecting any designated heritage assets should require clear and convincing justification …”.

PPS5 is accompanied by the Historic Environmental Planning Practice Guide (HEPPG, March 2010).  Paragraph 2, Introduction, of the HEPPG states that the practice guidance may be “material to individual planning and heritage consent decisions”.  

HEPPG paragraph 186 advises that “new features added to a building are less likely to have an impact on the significance if they follow the character of the building”.  

The south (front) elevation ‘existing’ drawings of 3/93/0058 show the pattern of cottage openings to be similar to that of the building historically (3/93/0058 introduced stone mullions to mimic the principal building; 3/97/0673 and 0672 introduced a chimney; a cantilevered stone pediment/porch has more recently been introduced above the door).  

The applicant confirms (e-mail 5 June 2010) that he has been advised to install the camera by Lancashire Constabulary following damage to a car. He also states “the camera will in no way be pointing on to either of our neighbour’s property or land.  It will be focused on our driveway and car… it will reach the road that is actually owned by ourselves…”.

The applicants would be in agreement to any minor change in camera location which would secure listed building consent (site meeting discussions, 10 June 2010) and a location closer to the extremity of the pediment stone has been suggested to reduce clutter.  In my opinion, such a location, and painting to match stonework, would result in a development with very limited impact on the significance of the historic building and site.  

Whilst I am mindful of the concerns of the neighbouring resident, I do not believe these to be significant in determination of this listed building consent application.  The gardens in question are to the front of the building range and are already in view of the residents of Oxenhurst Cottage to a large degree.  Boundary vegetation and the relative position of property facades (the Cottage is set back circa 0.5m from the front face of the House, and circa 1.5m from the front face of the Barn) will reduce extraneous surveillance.  



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal, with amendments by condition, has an acceptable impact upon the character, setting and significance of the listed building.



	RECOMMENDATION: That listed building consent be granted conditionally.


DATE INSPECTED: 














