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	Development Description:
	Proposed erection of a random stone single residential dwelling within the rear curtilage of Pimlico House.

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

		

	CONSULTATIONS: 
	Parish/Town Council

	Gisburn Parish Council object to the proposal on the following grounds:

Gisburn Parish Council wishes to formally object to the above planning application.  The development will be located close to a busy junction with the A59 and there could be access and parking implications for the adjacent business resulting from the development as well as potential highway safety issues.  

This area of Mill Lane is also especially busy on Auction Mart days (Thursdays and Saturdays) with many farm trailers parked along the road.   It is also felt that construction of the dwelling will compromise the amenity of the neighbouring residential property.  There is also a concern that if this development is permitted it may lead to further, over-intensive development on the site of the existing business as it is understood that is under the same ownership as the intended dwelling.  


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The Highways development control section have offered the following observations:

The LHA have reviewed the drawing titled "Location and Site Plan" and understands that the site will provide 2 car parking spaces for the 3-bed dwelling which complies with the parking standards as defined in the Joint Lancashire Structure Plan. 

However, the LHA have reviewed the parking spaces and require the spaces to be provided at the back of the site. This is because currently they are located too close to the site access which could obstruct the occupants of Pimlico House accessing their parking area. The closeness to the access will also mean that vehicles are likely to reverse onto the highway when they are exiting the spaces. Therefore, the positioning of the spaces should be relocated to the rear and shown on a revised plan.


	CONSULTATIONS: 
	Additional Representations.

	Two letters of representation have been received objecting on the following grounds:

· Loss of light
· Visual impact
· Loss of privacy
· Inaccurate plans and information
· Historic site contamination
· The proposal compromises the use of the loading/service area
· Loss of parking that serves existing busninesses


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement DMI2 – Transport Considerations
Key Statement EN5 – Heritage Assets 


Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport & Mobility
Policy DME4 – Protecting heritage Assets 

National Planning Policy Framework (NPPF)
Section 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990
Gisburn Conservation Area Appraisal


	Relevant Planning History:

3/2021/1098:
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.  (Refused)

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.  (Refused)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to an area of land located to the south of number 1 Gisburn Road, being located to the rear of Pimlico Barn.  The eastern side of the Gisburn Road frontage is predominantly residential in nature with the western-side of the road being largely dominated by the Gisburn Cattle Market Building.  The site is bounded directly to the south by the western extents of the Gisburn Conservation Area.

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:

The proposal seeks consent for the erection of a detached two-storey dwelling with associated parking.  The proposed site plan proposes that vehicular parking will be accommodated to the south of the dwelling in an area that currently acts as a ‘service yard’ for the properties to the south.

The submitted details do not define clearly the area which is intended to be private garden area associated with the dwelling, but it is assumed to be a small strip of land to the north of the dwelling adjacent the curtilage with number 1 Gisburn Road.


	Principle of Development:

Given the sites location within the defined settlement boundary of a Tier 1 settlement, the principle of the development in terms of spatial and locational aspirations for new residential development, notwithstanding other development management considerations, would be considered to be in broad alignment with Policy DMG2 which requires that ‘development proposals in the principal settlements of Clitheroe, Longridge and Whalley and the Tier 1 villages should consolidate, expand or round-off development so that it is closely related to the main built-up areas, ensuring this is appropriate to the scale of, and in keeping with, the existing settlement’.


	Impact Upon Residential Amenity:

The proposed dwelling is located directly to the south of and within close-proximity of number 1 Gisburn Road.  As such consideration must be given in respect of the proposal to cause undue harm to existing residential amenities.

Number 1 to the north benefits from two windows on the south-facing elevation of the dwelling that will face directly on to the proposal site.  In this respect there is the potential for the proposal to result in a potential loss of light or compromised and unacceptable outlook for the occupiers of number 1. However, the first-floor affected window currently serves a landing, as such and considering the window does not serve a habitable room loss of light or outlook cannot be taken into account in respect of this matter.


	Visual Amenity/External Appearance:

Given the sites location within close-proximity to defined Gisburn Conservation Area consideration must be given to the potential for the development to result in undue impacts upon the setting of the designation and views into and out of the defined area.  

In this respect Key Statement EN5 states that ‘the Historic Environment and its Heritage Assets and their settings will be conserved and enhanced in a manner appropriate to their significance for their heritage value; their important contribution to local character, distinctiveness and sense of place; and to wider social, cultural and environmental benefits’.   

With Policy DME4 setting out a presumption in favour of the conservation and enhancement of heritage assets and their settings, with the policy stating 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.’

The submitted details propose that the dwelling will be two-storeys in nature, being of a pitched roof appearance, faced in natural random stone with ‘grey tile’ roof and white Upvc windows and doors.

The submitted details contain a number of significant inconsistencies in that the proposed floorplans fails to correspond to that of the proposed elevations.  The front elevation appears to be a ‘mirror’ of the proposed floorplan and a such fails to correspond.   Additionally, the rear elevational details show one single door opening and an opening for what is assumed to be a double bi-fold door arrangement, however the corresponding floorplan only shows a singular opening.  

Further anomalies are present on the south elevation which appears to show a centrally located door, which when taking account of the proposed site-plan, would open on to an area of land that appears to be outside the extents of the application site and potentially the applicants ownership.

Notwithstanding the above referenced anomalies and inconsistencies, the submitted elevational details propose a shallow roof-pitch that would appear entirely inconsistent with the surrounding roofscape.  The exaggerated sideward roof overhang proposed would only exacerbate the discordant appearance of this element which would also appear at odds with the surrounding roofscape which is largely defined by eaves that terminate tile-to-verge.  The overall proportioning of the elevations, in particular the front elevation, appears to lack any clear ordering or balance in that the proposed openings appear visually skewed towards the northern extents of the building.

A such, taking account of the above it is considered that the proposal fails to comply with the requirements of Key Statement EN5 and Policy DME4 in that it fails to conserve or enhance the character or appearance of the designated Gisburn Conservation Area.  The proposal is further considered to be in direct conflict with Policy DMG1 in that it fails to ‘be of a high standard of building design which considers the 8 building in context principles (from the CABE/English Heritage building on context toolkit’ additionally failing to be ‘sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials.’

The proposal will also affect 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.  As such, given the above identified harm it is also considered that the proposal, by virtue of its overall, design and external appearance, will result in significant harm to the setting of these designated heritage assets.  As such, the proposal results in further conflict with Key Statement EN5 and Policy DME4 in these respects.


	Observations/Consideration of Matters Raised/Conclusion:

Notwithstanding the significant inconsistencies in the submitted drawing information, taking account of the above, it is considered that the proposal would result in an unsympathetic poorly designed, incongruous form of development that fails to respond positively to or enhance the character of the designated Gisburn Conservation Area and would result in a form a development that would cause significant harm to the character and visual amenities of the locality.

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for refusal.


	RECOMMENDATION:
	That planning consent be refused for the following reason(s)
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The proposal is considered contrary to Key Statement EN5 and Policies DMG1 and DME4 of the Ribble Valley Core Strategy insofar that approval would result in the introduction of an anomalous, discordant, incongruous, poorly designed and unsympathetic form of development that fails to respond positively to the inherent character of the area, also resulting in injurious and harmful impacts upon the setting of, and views into the defined Gisburn Conservation Area.
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The proposals considered to be in direct conflict with Key Statement EN5 and Policy DME4 of the Ribble Valley Core Strategy insofar that approval would result in a form of development, that by virtue of its design, external appearance and overall configuration would result in significant harm to the setting of nearby listed buildings.
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