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	APPROVAL

		

	Development Description:
	[bookmark: _Hlk126235284]Proposed change of use of the ground floor from Class C3 to Class E; from a two bedroom terrace dwelling to a ground floor Local History archive and research room and a single bedroom flat on the first floor

	Site Address/Location:
	4 Kayley Terrace Main Street Grindleton BB7 4QX

		

	CONSULTATIONS: 
	Parish/Town Council

	Grindleton PC – no objection

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways (revised response 31/5/22) – no objection 

LCC Archaeology – building not considered to have archaeological/historic interest

	

	CONSULTATIONS: 
	Additional Representations.

	One letter of objection received from a neighbouring property raising concerns regarding increased noise, demand for parking, disturbance during construction, loss of sunlight from use of rear patio area, impact on access arrangements

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN5: Heritage Assets
Policy DMG1: General Considerations 
Policy DMG2: Strategic Considerations 
Policy DMG3: Transport and Mobility 
Policy DME4: Protecting Heritage Assets

NPPF – Chapter 16

Planning (Listed Buildings and Conservation Areas) Act 1990: Sections 66 and 72


	Relevant Planning History:

None

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The subject property is a two-storey, end terraced, stone fronted property (constructed 1840s) with a detached garage to the side (constructed early 1950s) fronting onto Main Street.  The ground floor consists of a living room to the front and rear kitchen/living room. A central staircase leads to two bedrooms at first floor, with the original rear bedroom having been subdivided to create a bathroom and smaller bedroom. The property lies within the centre of the village, Conservation Area and AONB. Nearby designated buildings include the Duke of York, Townley House and Swindlehurst Farmhouse (all Grade II Listed).


	Proposed Development for which consent is sought:

Change of use from a dwelling to a local history archive and research room on the ground floor and a one bedroom flat at first floor. External alterations are also indicated on the plan/application form to include re-rendering of side and rear elevations, re-roofing of main building and garage, new windows and door to front elevation (white painted timber, double glazed, four pane sash at the front). 

After concerns were raised about the absence of a bat survey the applicant agreed with the case officer that the maintenance works to the roof are to be omitted from this application. Re-rendering is also not being carried out as part of this application.

	Principle of Development:

The development is considered to be a small scale use appropriate to a rural area and would provide a community benefit by providing a facility for the Grindleton Historical Society. The proposal is considered to be low key and sympathetic to neighbouring land uses. As such policies DMG1 and DMG2 are satisfied in terms of the principle of development being acceptable.  


	Impact upon the special architectural and historic interest of the conservation area and on nearby listed buildings

The LPA must accord with their duties at sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 which state:

66. In considering whether to grant planning permission [or permission in principle] for development which affects a listed building or its setting, the local planning authority or, as the case may be, the Secretary of State shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.

72. With respect to any buildings or other land in a conservation area, special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.

The NPPF at paragraph 16 sets out expectations with regards to conserving and enhancing the historic environment. Applicants are required to describe the significance of any heritage assets affected, including any contribution made by their setting.

The council should consider any loss of historic fabric to constitute harm, but to make an assessment as to the significance of the asset and apply weight to its conservation accordingly.  

Para 202 of the NPPF requires “Where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighed against the public benefits of the proposal including, where appropriate, securing its optimum viable use.”

The proposed windows and doors would be constructed in the existing apertures, with the windows being double glazed and constructed of white painted timber in the style of four pane sash with slender frames (an improvement to the existing windows and of similar appearance to the windows on neighbouring property No.2). 

Visually the external alterations are considered to preserve the significance of the conservation area and nearby listed buildings and would not result in any harm to historic fabric. 


	Impact Upon Residential Amenity:

The applicant has confirmed (email received 26/5/22 and amended plan received 23/1/23) that the archive and space is not for meetings, which will continue to be held in the Grindleton Pavilion, the proposal is strictly to allow the archive material to be accessed for research purposes with capacity to accommodate up to four people. The nature and scale of activity would be akin to a library and is not considered to result in unacceptable noise or disturbance either from use of the building or comings and goings to/from it. Any impact during construction on neighbouring properties will be short-term and temporary. There are no physical works proposed to the rear therefore light to neighbouring properties will not be impacted on. No additional overlooking issues would arise from the first floor flat.  The grant of planning permission does not affect any access rights that neighbouring properties may benefit from across an application site. Overall the proposal would result in an acceptable impact on residential amenity in accordance with policy DMG1.


	Ecology:

None identified following confirmation that no roof works form part of this application. The schedule of works provided suggest the roof alterations could be carried out under permitted development. 


	Highways:

LCC advise that for the ground floor D1 use and First Floor C3 dwelling use a total of six parking spaces would strictly be required. Accounting for the garage space this leaves a shortfall of five spaces. The applicant has confirmed (email received 26/5/22) that the site will not be used as a meeting room space but as a storage space, that most attendees live in the village will arrive on foot, as they do when attending meetings at the Pavilion and anyone outside the village will likely choose to park at the Pavilion (approx. 260m away) and walk to the site. LCC Highways are satisfied that this operational statement suggests the demand for parking will in reality be extremely low and so they can accept the shortfall of parking in this case.  Overall the proposal would result in an acceptable impact on highway safety and parking in accordance with policy DMG1.


	Observations/Consideration of Matters Raised/Conclusion:

In giving considerable importance and weight to the duties at section 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and in consideration to NPPF and Key Statement EN5 and Policies DME4, DMG1 and DMG2 of the Ribble Valley Core Strategy it is recommended that planning permission be granted subject to conditions.


	RECOMMENDATION:
	To grant planning permission.
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