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DEVELOPMENT DESCRIPTION:
PROPOSED EXTENSION TO THE CHURCH TO INCORPORATE NEW CAR PARKING FACILITY AT ST PETERS CHURCH, RIBCHESTER ROAD, CLAYTON LE DALE BB1 9EQ
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL:
Clayton le Dale: Object to the development as the extension would detract from the beauty of the building and established graveyard.
Wilpshire: Happy with the appearance but have concerns about the economic impact on the nearby facilities at Salesbury Memorial Hall and Wilpshire Methodist Church. Also concerns about the parking.
Salesbury: No observations received.

ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):

The proposal raises no highway concerns and I would therefore raise no objection to the proposal on highway grounds but should your council be minded to approve this application then I would request that the following condition be attached to any permission that may be granted to manage and minimise any disruption during the construction phase.

1.         For the full period of construction, facilities shall be available on site for the cleaning of the wheels of vehicles leaving the site and such equipment shall be used as necessary to prevent mud and stones being carried onto the highway. The roads adjacent to the site shall be mechanically swept as required during the full construction period. 

REASON: To prevent stones and mud being carried onto the public highway to the detriment of road safety. 

2          No development shall take place, including any works of demolition, until a construction method statement has been submitted to and approved in writing by the local planning authority. The approved statement shall be adhered to throughout the construction period. It shall provide for:
· The parking of vehicles of site operatives and visitors

· The loading and unloading of plant and materials

· The storage of plant and materials used in constructing the development

· The erection and maintenance of security hoarding

· Details of working hours

· HGV delivery times and routeing to / from the site

· Contact details for the site manager

LAAS (LANCASHIRE ARCHAEOLOGICAL ADVISORY SERVICE)
The only strictly archaeological issue with the proposed development is with regard to the existence of burials within the development footprint, as no earlier remains are considered likely to exist here.

The 1807 chapel of ease at Salesbury and the present parish church are noted on the Lancashire Historic Environment Record as PRN 6717. The earlier chapel was located c.130m to the north of the present building (the latter erected as a replacement in 1887) and is shown with an associated surrounding graveyard on the OS 1:10,560 sheet of 1848 (sheet Lancashire 62, surveyed 1844-6, reproduced as Figure 7 of the Heritage Statement (HS, C J O'Flaherty, 2018)). The 1893 OS 1:2,500 mapping showing the present church (sheet Lancashire 62.04, surveyed 1892) has the words 'Grave Yard' written just to the north of the church within the triangular development plot. There is, however, no boundary between this area and the older graveyard site to the north, so the label may denote an intention to extend the burial area rather than denoting where burials had actually occurred.
The HS does not consider archaeological deposits or burials, although it does note that "…To the north there is a large graveyard …" (section 2.2). The Design and Access Statement (DAS, Byrom Clark Roberts, 2017) also does not consider potential remains, although it does state that "… All the burials are in the cemetery on the north side of the footpath…" (section 1.1), with "the footpath" presumably meaning the path at the north side of the proposed development plot. This would seem to be supported by digital aerial photographic coverage held by LCC, which show the older graveyard being gradually extended to the east towards the cricket ground, rather than south into the proposed development plot. It would be sensible, however, to ask for a specific confirmation from the applicants that they have checked the relevant burial records and that no known burials exist within the proposed development area.
With regard to the design of the proposed new structures themselves, we note that there has been significant pre-application discussion with the council, including the drawing up of a (rejected) draft scheme. We also note that the proposed scheme only requires the removal of the 1968 choir vestry and the conversion of a single window to a doorway (extant tracery and leaded light to be re-used in the new fanlight). The detail of the junction between the present building and the new extension has not been provided, but there seems to be no reason to suppose that this will be particularly difficult or damaging to the older structure. As such we are content to leave comment on the architectural merits and potential impact on the existing church and its setting to your Conservation.
LAAS have raised no objection to the proposal.
ADDITIONAL REPRESENTATIONS:
12 letters of objection have been received as well as a petition with 129 signatures and separate letters attached to the petition. The issues raised in the petition include highway safety, overbearing design, visual amenity and the usage of the building. 
The points raised in the objection letters include the following:

· Highway safety issues as a result of lack of off-street parking would cause congestion to the local highway network which is predominantly residential and also reduces the capability of emergency vehicles on the highway network.

· Loss of trees and green open space would cause visual harm.

· Visual impact of the building and that it is an inappropriate design.

· Adequate facilities already exist in the locality. 

· The design of the extension would have an adverse impact on the relationship with the local church to the visual detriment.

· Would lead to loss of community cohesion due to the weakening of links between the church and the school and in the memorial hall.

· Pollution and noise issues as a result of the activity.

· The proposal does not comply with the remit of the parochial church Council of St Peter’s.

· Loss of privacy caused by visual intrusion and parking issues.

1.
Site Description and Surrounding Area
1.1
The proposal is on the edge of the settlement boundary of Wilpshire but within the Parish of Salesbury. It is within the defined Green Belt. Access to the site is from Lovely Hall Lane. The site itself is bounded to the north by a graveyard. Residential properties are adjacent to the site on the opposite side of Lovely Hall Lane.
2.
Proposed Development for which consent is sought
2.1
Consent is sought for an extension to the existing church to create a church lounge and 11 parking spaces. The extension is single storey and located to the north of the existing church building and is attached to the building with direct access to the main church by a doorway being created by extending and altering one of the existing 3 paned stone tracery windows as well as the existing doorway from the choir vestry.

2.2
The total new floor space created is approximately 400m2 with a projection northwards from the church towards the graveyard by 22m.The extension is staggered with a minimum set back of 4m from the main church building where it fronts towards Lovely Hall lane. The flat roof link has a maximum height of 4m with highest point of the stone fronted mono pitch building being 6.5m and the glazed lean to building being approximately 5m.
2.2
The proposed extension is attached to the main church building  by a flat roofed glass link which itself is then attached to a mono pitched stone  building and to the north of this element is a predominantly glazed structure. The materials as a consequence of the design are glass and stone with the roof constructed of glass and…..
2.3 
The proposed parking area has access from Lovely Hall lane and includes 11 spaces. The trees fronting the site are to be retained but there will be some trees removed to accommodate the extension.
3.
Relevant Planning History


The site has no planning history that is directly relevant to the determination of the current application.

4.
Relevant Policies

Ribble Valley Core Strategy

Key Statement DS1 – Development Strategy
Key Statement EN1 - Greenbelt.
Key Statement DS2 – Presumption in Favour of Sustainable Development
Key Statement DMI2 – Transport Considerations

Key Statement EN5 – Heritage Assets
Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport and Mobility

Policy DME4 – Protecting Heritage Assets

National Planning Policy Framework (NPPF)

National Planning Practice Guidance (NPPG)

Technical Guidance to National Planning Policy Framework
5.
Assessment of Proposed Development
5.1
Principle of Development:

5.1.1
The proposal is located in the defined Green Belt and as such it is appropriate to have regard Green Belt policies in assessing the principle. Paragraph 145 bullet point C accepts the extension and alteration of a building provided it does not result in disproportionate additions over and above the size of the original building. I am of the opinion that although the footprint of the extension is in the region of 400m2 I consider that given its single storey nature it is still subservient to the main church building and as such would comply with the NPPF.
5.2
Impact upon Residential Amenity:
5.2.1
I note the concerns raised in the objection letters regarding amenity issues but I consider that given the existing use and although recognising that this proposal may lead to more activities resulting from the new lounge I do not consider that any noise as a result of the extension would be significant to warrant refusal. The extension itself is approximately 50 m from the nearest dwelling. I do not consider that the proposal would lead to any significant privacy issues resulting from the development due to the separation distance between the extension and the windows of the nearest properties.

5.2.2
In relation to parking issues and the associated amenity concerns this proposal offers some off street parking which is currently unavailable so may actually reduce the need to park on the adjacent highway. Taking account of the above and the non-objection from the Highway authority I am satisfied that the proposal would not lead to a significant adverse impact on the residential amenity of the neighbouring dwellings. 
5.3
Matters of design/Visual Amenity:
5.3.1
The application has been subject to pre-application discussion and significant engagement during the course of the application with various design options considered.  As a result the proposal has been modified and is a combination of a traditional language and contemporary language with a mixture of materials including stone and glass as the dominant material. The extension despite its footprint given its single storey nature remains subservient and does not compete with the architectural language of the main church.
5.3.2
The fenestrational language of the new building is contemporary with elements of asymmetry and integrated. I am satisfied that that the proposal would not have an adverse impact on the visual amenity of the locality or character of the existing building but accept that the car park and the building would result in a built development in what is current an open space. 

5.4 Heritage Issues

5.4.1
The building itself is not statutorily listed the building must be considered as anon designated heritage asset. It is therefore important that any proposal seeks tom ensure that significance of the Church is conserved.

5.4.2
The proposed extension is on the northern side of the building which has already been altered by the addition of a choir vestry which in my opinion detracts from the aesthetic and visual of the building. The choir vestry is to be demolished as part of the proposal. I consider that the proposal is in the correct location and the extension would not harm the most important elements of the building.
5.4.3
In assessing any impact regard must be given to the scale and height of any proposal and its subsequent visibility. As previously indicated the extension has a large footprint but has been designed as low rise with 3 specific sections that assist in reducing the visual impact. The use of materials such as glass allows visual permeability and also allows direct views through the building. I note the concerns expressed regarding its design but I am of the opinion the building conserves the visual dominance of the main church building and does not compete with the existing architectural language.
5.4.4
The design of the extension is a modern addition to a historic building and can be interpreted as an addition. However the extension also makes some reference to the architectural style of the church with the design of the lean to central portion which echoes the aisle abutting the church with the introduction of stone and a lean to roof. I am satisfied that the design has a satisfactory relationship to the host building.

5.4.5
In relation to the NPPF guidance is given in Section 16 paragraph 197 regarding consideration of proposals on non-designated heritage assets. It advises that a balance judgement should be made having regard to the scale of any harm  and the significance of the heritage asset. In this case the only loss to the building would be the removal of the modern choir vestry. I am of the opinion that given the possible benefits associated with the extension to the church and the wider community that any impact on the non-designated heritage asset is not significant to warrant a refusal.
5.5
Highway Safety and Accessibility:
5.5.1
I Note the concerns raised by the objectors but is clearly evident from the advice of LCC Highways that they do not have any concerns regarding the proposal.as they Section have raised no objection to the proposal subject to conditions being imposed in relation to construction management. 
5.6
Landscape/Ecology:
5.6.1
The application is accompanied by a Bat Survey that has found no evidence of bats within the buildings affected by the proposal.  The report also finds that the location is also considered to provide suitable foraging habitat.  The report recommends a follow up survey be carried out.
5.6.2
The application has been supported by the submission of an Arboricultural Impact Assessment for the whole site including areas outside of the application site. The proposal results in the removal of 9 small trees located adjacent to an existing internal pathway. I do not consider that the loss of these trees have any significant impact on the landscape or are of any specific arboricultural value. I am of the opinion that the proposal would not have an adverse impact on the local landscape or ecology. A construction management plan which includes details of tree protection and siting for a site compound which is located at off Lovely Hall Lane where the proposed car park is to be sited. The plan shows the compound outside of the Root Protection Area of the trees with a Herras fence along the perimeter.
5.6.3
The submitted scheme also includes additional planting adjacent to the proposed new car park which itself would have the parking bays as reinforced grass.
6.
Observations/Consideration of Matters Raised/Conclusion
6.1
Taking account of the above matters and all material considerations it is considered that the proposal will not have a detrimental impact on the building nor residential amenity and as such is in broad accordance with the aims and objectives of the adopted development plan and NPPF and I do not consider that there are any reasons that would warrant the refusal to grant planning permission.
RECOMMENDATION: That the application be APPROVED subject to the following conditions:
Time

1.
The development must be begun no later than the expiration of three years beginning with the date of this permission.


REASON:  Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.  
Plan related

2.
Unless explicitly required by condition within this consent, the development hereby permitted shall be carried out in complete accordance with the proposals as detailed on drawings:

Location plan (drawing ref. 5115-0782 (01)001_2.2)


Existing site plan (drawing ref. 5115-0782 (01)002_2.2)


Existing ground floor plan (drawing ref. 5115-0782 (02)001_2.2)


Existing roof plan (drawing ref. 5115-0782 (02)002_2.2)


Existing section A-A (drawing ref. 5115-0782 (04)001_2.2)


Proposed site plan (drawing ref. 5115-0782 (06)001_2.2)


Proposed ground floor plan (drawing ref. 5115-0782 (07)001_2.2)


Proposed roof plan (drawing ref. 5115-0782 (07)002_2.2)


Proposed elevations (drawing ref. 5115-0782 (08)001_2.2)


Proposed section A-A (drawing ref. 5115-0782 (09)001_2.2)


MLD_18129_001 RevA – Landscape masterplan

MLD_18129_002 – Planting plan

Construction Management Plan (drawing ref. 51/2015/0782/18)


Proposed new double door
(drawing ref. 51/2015/0782/17)

REASON:  For the avoidance of doubt and to clarify which plans are relevant to the consent.
Materials
3.
Precise specifications or samples of all external surfaces, including surfacing materials including details of the glazing, windows/door framing and details of the proposed shopfront(s) of the development hereby approved shall have been submitted to and approved by the Local Planning Authority before their use in the proposed development.


REASON:  In order that the Local Planning Authority may ensure that the detailed design of the proposal is appropriate to the locality and to protect the character and appearance of the defined Conservation Area in accordance with Key Statement EN5 and Policies DMG1 and DME4 of the Ribble Valley Core Strategy.
Detailing

4.
Notwithstanding the submitted details, prior to the commencement of the development section details at a scale of not less than 1:20 of each elevation of the buildings/alterations hereby approved shall have been submitted to and approved by the Local Planning Authority.  


For the avoidance of doubt the sections shall clearly detail all eaves, guttering/rain water goods, soffit/overhangs, window/door reveals and the proposed window/door framing profiles and materials including details of all shutters and balustrades/balconies.  The development shall be carried out in strict accordance with the approved details.

REASON:  In order that the Local Planning Authority may ensure that the detailed design of the proposal is appropriate to the locality and to protect the character and appearance of the defined Conservation Area in accordance with Key Statement EN5 and Policies DMG1 and DME4 of the Ribble Valley Core Strategy.
Highways

5.
No development shall take place until a Construction Method Statement for the relevant phase has been submitted to and approved in writing by the local planning authority.  For the avoidance of doubt the submitted statement shall provide details of:


The location of parking of vehicles of site operatives and visitors


The location for the loading and unloading of plant and materials


The location of storage of plant and materials used in constructing the development


The locations of security hoarding 


Days and hours of operation for all construction works


Contact details for the site manager


The approved statement shall be adhered to throughout the construction period of the development.

REASON: In the interests of protecting residential amenity from noise and disturbance and to ensure the safe operation of the Highway in accordance with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.
6
The car parking area shown on the submitted plan Proposed site plan (drawing ref. 5115-0782 (06)001_2.2) shall be fully implemented to the satisfaction of the LPA before occupation of the new building and there after retained in perpetuity.


REASON: In the interests of protecting residential amenity from noise and disturbance and to ensure the safe operation of the Highway in accordance with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.

 Landscaping


7.
The landscaping proposals hereby approved shall be implemented in the first planting season following occupation or use of the development unless otherwise required by the reports above, whether in whole or part and shall be maintained thereafter for a period of not less than 10 years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.  

REASON: To ensure the proposal is satisfactorily landscaped and appropriate to the locality in accordance with Policy DMG1 of the Ribble Valley Core Strategy.
8.
All tree works/tree protection shall be carried out in strict accordance with the submitted drawing Construction Management Plan received on 17/8/18. The specified tree protection measures shall remain in place throughout the construction phase of the development and the methodology hereby approved shall be adhered to during all site preparation/construction works.


REASON: To ensure the adequate protection of trees/hedging of landscape and visual amenity value on and adjacent to the site or those likely to be affected by the proposed development in accordance with and Policies DMG1 of the Ribble Valley Core Strategy.
BACKGROUND PAPERS
https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2018%2F0093

