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	DELEGATED ITEM FILE REPORT: 
	Decision
	Refusal 

	

	Development Description:
	Proposed erection of a Class B2 (light industrial) building on former coach depot. Build of random stone height 1200mm with green metal sheet cladding above and green metal sheet roofing with roof lights. Resubmission of application 3/2021/0857.

	Site Address/Location:
	Land to the rear of Pimlico House Gisburn Road Gisburn BB7 4ES

	

	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection subject to conditions (Construction Management Plan). Note suggested.

LCC Archaeology:
No requirement for archaeological work.

United Utilities:
Conditions suggested (surface water drainage; foul water drainage; management and maintenance regime for any sustainable drainage system) and notes including water supply and United Utilities’ Property, Assets and Infrastructure.


	CONSULTATIONS: 
	Additional Representations.

	Two letters of objection received which make the following points:
Prominent
Impinges on light and views of residents.
Noise, smells and smoke impact to residents.
Construction materials out of keeping with surroundings.
Location and site plan not clear; business hours?
Gisburn Conservation Area.
Not allocated for industrial use.
Harmful to parking and turning.
Impact to foundations, drains and cables of adjoining properties?
No toilet facilities.


	

	RELEVANT POLICIES:

	
Ribble Valley Core Strategy:

Key Statement EN5– Heritage Assets
Key Statement EC1: Business and Employment Development
Policy DMG1– General Considerations
Policy DMG2 – Strategic Considerations
Policy DME4– Protecting Heritage Assets
Policy DMB1: Supporting Business Growth and the Local Economy

Planning (Listed Buildings and Conservation Areas) Act 1990. ‘Preservation’ in the duties at sections 66 and 72 of the Act means “doing no harm to” (South Lakeland DC v. Secretary of State for the Environment [1992]). 

Gisburn Conservation Area Appraisal 

National Planning Policy Framework (NPPF)
National Planning Practice Guidance (NPPG)


	Relevant Planning History:
3/2021/0857 - Proposed erection of a Class B2 (light industrial) building on former coach depot. Build of random stone height 1200mm with green metal sheet cladding above and green metal sheet roofing with roof lights. PP refused 21/10/2021.
3/2006/0183 – Removal of old timber framed, corrugated tin sheet clad sheds, and change of use to car valeting premises. PP refused 21/6/2006.

3/2007/0157 – Change of use of former Duckworth Coach Depot to become a furiture retail showroom - including minor alterations to existing buildings. PP granted 4/4/2007.

3/2007/0675 – Replacing windows and new entrance doors. PP granted 4/9/2007.

3/2009/0280 – Change of use of former furniture shop to become a stove and range cooker and fireplace retail showroom. PP granted 19/6/2009.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The site is prominent and close to the junction of the A59 and Mill Lane (views eastwards from the A59). The site faces the Gisburn Auction Mart and is adjacent a stove/flue business; otherwise it is adjoined by residential properties. The application form identifies existing use  as ‘vacant site’.

The boundary of the Gisburn Conservation Area runs to the east and south (rear of Park Mews; rear of Pimlico Barn). 

The site is within the immediate setting of ‘Pimlico House’ and ‘Barn adjoining to east of Pimlico House’. The extent of this listed range shown on the Gisburn Conservation Area Appraisal map does not appear consistent with the photographs of the front of the listed buildings on the Historic England website – however, much of this range appears to make a positive contribution to conservation area agricultural character and appearance. The site is also within the setting of ‘1 Park Road’ and ‘The Dower House’ (all Grade II listed).


	Proposed Development for which consent is sought:
Planning permission is sought for a proposed B2 (General industrial) storage building 13m x 8.5m x 3m (eaves)/4.4m (ridge). The development description (Q5 of application form) identifies a stone plinth, green metal sheet cladding (upper walls and roof) and rooflights. However, Q7 (Materials) and the Planning Statement identifies stone walls and slate roof and the submitted plans show no rooflights. Hours of operation not specified. Proposed employment not specified.


	Impact upon the character and appearance of Gisburn Conservation Area (including setting and views in/out) and the setting of listed buildings:

The 1840s OS map shows that the road from Gisburn to Bolton by Bowland initiated along Park Road and then followed its present course from the Gisburne Hall entrance gates. The proposed site appears to be part of a parcel of land to the rear of properties to the west of the Park Road junction with the Skipton -Clitheroe road (including ‘Pimlico House’ and ‘Barn adjoining to east of Pimlico House’).  The land now forming the Stable Close and Park Mews development appears to be open fields immediately adjacent garden associated with 1-3 Park Road.

The 1890s OS map shows the present road to Bolton by Bowland. The site appears to be part of a small parcel of land associated with the historic buildings fronting the Skipton - Clitheroe road.

Therefore, historically this site appears to have been associated with or curtilage to one or more of the historic buildings fronting Park Road and/or the Skipton -Clitheroe road. Historic map boundaries, ‘Barn adjoining to east of Pimlico House’ and ‘Pimlico House’ and inclusion of former cart door openings suggests an agricultural use and possible association with these properties.

The Stable Close development has impinged on the historic layout and streetscene (including A59). However, the application site can still be ‘read’ as associated with the adjoining historic buildings and is important ‘breathing space’ with the modern housing development.

The resubmitted scheme includes the proposed use of natural materials. However, the overtly modern aluminium roller shutter and personnel doors to the west elevation and shallow roof pitch are incongruous and conspicuous features in the streetscene and identify the structure as an industrial building. This treatment is generally discordant with the parallel historic building range fronting the A59.

The industrial building frontage is wider than that of the historic building range. The proposal would be seen in conjunction with the historic buildings fronting the A59 on the approach from the west.

Therefore, the proposed building is incongruous and conspicuous and harmful to the setting (and views into) of Gisburn Conservation Area and (to a lesser individual degree) the setting of the listed buildings (‘Pimlico House’ and ‘Barn adjoining to east of Pimlico House’) which make up the northern section of the adjoining building range. This is contrary to Policy DME4 and DMG1. In respect to the later, the most relevant Building in Context Principles are: Principle 2 (A successful project will relate to the geography and history of the place and lie of the land); Principle 3 (A successful project will be informed by its own significance so that its character and identity will be appropriate to its use and context) and Principle 5 (A successful project will respect important views). The National Design Guide (2021) is particularly relevant at C1 and C2.

NPPG states that “substantial harm is a high test, so it may not arise in many cases”. The proposals are potentially reversible, do not result in the loss of historic fabric and are of ‘less than substantial harm to the conservation area and the setting of listed buildings. 

NPPF paragraph 202 requires that ‘less than substantial’ harm be weighed against any public benefits of proposals. No new (or retained) employment is suggested. Construction employment does not outweigh the harm to the character and appearance of the conservation area or the setting of listed buildings. 

Land use and residential amenity:
Policy DMB1 identifies that proposals that are intended to support business growth and the local economy will be supported in principle. Key Statement EC1 identifies that business and employment development will be directed towards locations well related to the A59 corridor. 

However, Policy DMG1 requires proposals to not adversely affect the amenities of the surrounding area.
The noise impact assessment previously (3/2021/0857) requested by RVBC Environmental Health because of the close proximity to sensitive (residential) premises has not been submitted and full consideration to this matter cannot be made.

The proposed building has been re-sited further from the boundary with No 1 Stable Close and overshadowing, overbearing and overlooking (an obscure glazing condition could be attached) issues are not a significant issue meriting refusal. 



	Highways and access:
The comments of LCC Highways and the Fire and Rescue Service (3/2021/0857; informatives in respect of the Building Regulations and access for fire appliances and water supplies) have been considered. Conditions and informatives could be attached to any approval.



	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 EC1 
and Policies DME4 and DMG1 and DMB1 of the Ribble Valley Core Strategy it is recommended that 
planning permission be refused.


	RECOMMENDATION:
	That planning permission be refused for the following reason:

The proposed building is unduly prominent, incongruous and conspicuous 
and harmful to the setting (and views into) of Gisburn Conservation Area 
and the setting of listed buildings because of its size and overtly modern 
and utilitarian form. This is contrary to Ribble Valley Core Strategy Key 
Statement EN5 and Policy DME4 and DMG1.
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