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	21/02/2019
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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Formation of a paved patio area in the existing beer garden with five shed seating booths.

	Site Address/Location:
	White Hart Inn, 36 Padiham Road, Sabden BB7 9EW

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections to this application.

	

	CONSULTATIONS: 
	Additional Representations.

	Five letters of objection have been received relating to the following:
· The plans indicate the booths will be located close to the boundary fence of neighbours. The shed booths would have heating and lighting which will increase noise by offering outside seating all year round.
· The sheds would be large and unsightly for neighbours who overlook the site.

· Increased activity, disturbance, loss of privacy, light pollution.

· Location and number of pods would concentrate noise closer to the boundary with residents.

· The inclusion of a TV in the larger shed will generate additional noise.
· Have fire risks been evaluated.

· It is not clear what the huts are for.

One letter of support has been received and states:

· The proposals will benefits the local economy.

· The pub has been in the village for 100s of years.
· Potential for anti-social behaviour with or without the booths.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy

Key Statement EN5 – Heritage Assets
Key Statement EC2 – Development of Retail, Shops and Community Facilities and Services
Policy DMG1 – General Considerations
Policy DME4  - Protecting Heritage Assets
Policy DMB1 – Supporting Business Growth and the Local Economy

National Planning Policy Framework

	Relevant Planning History:

No relevant planning history.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:

Planning consent is sought for the formation of a paved patio area and the erection of five timber seating booths in the existing beer garden to the rear of the White Hart Inn, 36 Padiham Road, Sabden. As existing, the beer garden comprises a grassed area with timber picnic benches. The pub garden bounds residential gardens associated with 38 Padiham Road and 4 Stubbins Lane to the east and an industrial unit to the west. The western boundary is formed by a row of shrubs and trees and 1.8 metre high fencing and hedging surrounds the remainder of the site which is not highly visible from Padiham Road, being enclosed and screened by the public house itself.
The site is located within the settlement of Sabden and in the Sabden Conservation Area. The application proposes the formation of a flagged area leading from the rear of the public house into the garden. Five timber seating booths would be positioned alongside the linear pathway and are proposed to be used by patrons during opening hours for drinking and dining. All seating booths would include lighting and heating inside with fixed seating. Four of the booths have the appearance of a timber garden shed measuring 2.4m x 2.4m and 2.1m high and accommodating a central table and benches on each side. A larger booth (pod 2) would measure 4.2m x 3m and extend to a height of 2.5m and would allow for a TV point inside.

	Observations/Consideration of Matters Raised/Conclusion:

With regards to the principle of the development, the retail policies within the adopted Core Strategy do not seek to manage commercial/retail development within Tier 1 and Tier 2 settlements. However, Policy DMB1 aims to support business growth and development that would enhance the local economy in principle.
The site is located within the Conservation Area and consideration must be given to the impact the proposed development may have upon the character, setting and visual amenities of the Conservation Area. Policy DME4 of the 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 and those elements which contribute towards its significance. This should include considerations as to whether it conserves and enhances the special architectural and historic character of the area as set out in the relevant conservation area appraisal. Development which makes a positive contribution and conserves and enhances the character, appearance and significance of the area in terms of its location, scale, size, design and materials and existing buildings, structures, trees and open spaces will be supported’. Paragraph 132 of the NPPF notes that ‘when considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation.’ 
The rows of properties along Padiham Road are identified as ‘buildings of townscape merit’ in the Sabden Conservation Area Appraisal indicating that they contribute to the significance of the Conservation Area. The proposals would be located to the rear of the White Hart Inn and would not be visible from Padiham Road. The roofs of the booths, or pods, may be seen briefly from outside the Conservation Area along Stubbins Lanes but it is not considered that the proposed development would be unduly harmful to the special character or appearance of the Convervation Area and would have a negligible impact.
Due to the close proximity of the application site to residential properties it is important to consider any adverse impact on residential amenity. It must be recognised that the application site is already used as a beer garden in association with the public house and as such there is the prospect for noise and disturbance to occur during opening hours. Consideration must therefore only be given to the potential for the proposals to increase any noise and disturbance that would arise from the existing situation. 
It is noted that the booths are proposed to be located close to the boundary with residential properties. However, the front of the booths would face away from those homes and the Environmental Health Officer (EHO) has stated verbally that this would mean that noise from patrons would be directed westwards. It has been suggested by objectors that re-siting the booths to the western side of the beer garden would reduce any impact on residents, however; the front elevations of the booths would then need to face east towards the rear elevations and gardens of homes and may result in greater noise disturbance than the proposed layout. 
The proposed booths would be equipped with heating and lighting and therefore they would facilitate use of the beer garden during hours of darkness or inclement weather. However, this concern can be overcome through the use of an appropriate planning condition to restrict use of the booths to between 12.00 noon and 22.00. In addition, it is proposed to fit the larger unit with a TV point and there are concerns that this could also result in addition noise and disturbance for residents. Following discussion with the Council’s EHO it is recommended that no music, singing, television broadcasting or other forms of live entertainment be permitted in the shed seating booths. The applicant has suggested the imposition of a maximum noise limit for music, television etc. within the booths but the EHO has advised that noise levels from such sources are difficult to control and limit, particularly when patrons would have volume control. It would therefore be arduous for the applicant to ensure compliance with such a planning condition and it would likely result in noise complaints from nearby residents. There would also be a requirement for details of any external lighting to be agreed with the Local Planning Authority prior to their use. Taking account of the above, it is deemed that the proposals would not result in an unacceptable adverse impact on neighbouring residents subject to conditions.
The proposed booths would be around 1 metre from the shared boundary fence with 38 Padiham Road at their closest point. There is an existing timber fence along the shared boundary which at its lowest point measures around 1.6 metre high. The smaller booths would have a height of 2.1m and would not result in any loss of light or overbearing impact.   The largest booth would extend to 2.5m in height. The applicant has agreed to re-arrange the layout and the largest booth would be located adjacent to the highest part of the shared boundary. As such, it does not raise any serious concerns regarding loss of light or outlook from adjacent residential properties.
Subject to appropriate conditions and time restrictions, it is considered reasonable to grant planning consent.

	RECOMMENDATION:
	That planning consent be approved.


