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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed replacement beer garden shelter.

	Site Address/Location:
	Swan with Two Necks, Main Street, Pendleton. BB7 1PT

		

	CONSULTATIONS: 
	Parish/Town Council

	Pendleton Parish Council:
	Consulted 6/3/23 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	Consulted 6/3/23 – no response.

	

	CONSULTATIONS: 
	Additional Representations.

	One letter of support received.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Ket Statement EN5 – Heritage Assets
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

National Planning Policy Framework (NPPF)


	Relevant Planning History:

No planning history relevant to the determination of the application.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a public house in Pendleton. The premises comprises a two storey property consisting of a slated gable roof, stone elevations and UPVC windows. The property is adjoined by two properties of similar style and appearance, with the application premises and neighbouring properties collectively forming a small terrace. The premises comprises a patioed / lawned beer garden area which is accessed from the rear of the property via a set of steps. The proposed shelter is to be sited on the patioed area of the beer garden. The premises has been previously extended to the rear by way of two storey and single storey lean-to extensions detailed in cement render and brick respectively. The part rendered North-western element of the premises also reads as a later addition to the property. The application site is situated in the centre of Pendleton on the North-eastern side of Pendleton Brook and is bound by a public car park and agricultural fields on its North-western and North-eastern perimeters respectively. The wider area comprises a mixture of agricultural land, woodland and open countryside. 


	Proposed Development for which consent is sought:

Consent is sought for the construction of a beer garden shelter which would replace an existing marquee.


	Impact upon Character/appearance of Conservations Area:

The proposal site is situated within the Pendleton Conservation Area with the application premises noted as a Building of Townscape Merit within the Pendleton Conservation Area Appraisal.

With reference to making decisions on applications for development in Conservation Areas, Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that: 

“...special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.” 

This guidance is reiterated in Key Statement EN5 of the Ribble Borough Valley Core Strategy which stipulates that all development proposals should respect and safeguard the character, appearance and significance of all Conservation Areas. 

With regards to the setting of the proposal, the Pendleton Conservation Area Appraisal (2005) identifies the ‘continuing loss of original architectural details and use of inappropriate modern materials or details’ as being the primary threat to the village’s designated Conservation Area. 

In addition, the Pendleton Conservation Area Management Guidance (2005) states:

Where the proposal lies within a Conservation Area, a careful balance must be sought between the sensitivity of the environment and the requirements of the developer…consideration of scale, density, height and massing may be used to set out the basic form of the new building(s), including roof shape, roof pitch, height, depth of plan and, most importantly, the relationship of the new buildings to existing surrounding buildings and to the street. Once this basic framework has been established and the general form and siting of the building agreed, the actual appearance of any new building may be either traditional or modern.’

The application’s Heritage Statement indicates that the application premises primarily provides a positive contribution to the Pendleton Conservation Area through its front South-western elevation which encapsulates a traditional eighteenth century design. 

In contrast, the rear profile of the premises holds notably less value in terms of historic or architectural significance, with the modern brick lean-to extension and beer garden area as a whole being more reminiscent of a rear domestic garden area. The replacement shelter would consist of treated timber boarded elevations topped with a pitched roof and as such would largely take on the appearance of a typical domestic garden outbuilding. As such, it is not considered that the proposed shelter would detract from the rear profile of the building. 

In addition, the proposed shelter would only be partially viewable within the Conservation Area from Main Street and from the adjacent public car park, with the shelter not being visible within any of the important views identified within the Pendleton Conservation Area Appraisal.

Taking account of the above, it is not considered that the proposed development would detract from the historic significance of the application premises or historic character of the surrounding Conservation Area.


	Impact Upon Residential Amenity:

The proposal relates to the use of an existing beer garden area therefore the proposed location for the replacement shelter is already susceptible to noise levels typically associated with the use of an outdoor drinking area. In any case, the replacement shelter would largely comprise solid elevations with its window openings facing away from the adjacent residential receptors. In addition, the shelter comprises removable window panels that can be inserted into its window openings during more adverse weather conditions which in turn would further reduce noise emanating from within the shelter. 

Notwithstanding the above, the Council’s Environmental Health team have recommended that use of the beer garden by patrons consuming food and drink should be restricted to the hours of 08:00 - 22:00 in order to safeguard the amenity of nearby residents. Whilst it is not considered reasonable to control the entire rear area given this is an existing use, it is reasonable to control the use of the proposed shelter. This will be secured by way of a planning condition.
 

	Visual Amenity/External Appearance:

The replacement shelter would be almost identical to the existing marquee in terms of its footprint size and cubic volume, with the footprint of the replacement shelter orientated on the footprint of the existing marquee. The proposed shelter would be marginally higher than the existing marquee structure on site however the apex of the shelter would sit below the eaves of the main premises therefore the shelter would still read as a subservient addition to the parent premises. 

The shelter would comprise a timber based design with a pitched roof and as such would read as more permanent and natural addition to the garden area of the premises in comparison to the existing marquee structure which reads as an overtly temporary addition.

Furthermore, as aforementioned, the shelter would only be partially visible within the public realm with the full extent of the structure largely screened behind the application premises therefore the visual impact of the proposal would not be significant. Accordingly, it is not considered that the proposal would be harmful to the visual amenities of the area. 


	Landscape/Ecology:

No ecological constraints were identified in relation to the proposal.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed development would not be harmful to the amenity of any neighbouring residents or visual amenities of the area. 

In addition, it is not considered that the proposed development would have any undue impact upon the historic character of the host property or Pendleton Conservation Area.

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

	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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