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	BT
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Demolition of existing rear outriggers and replacement with new two storey rear extension to provide new kitchen, cellar, additional dining space, refuse storage and additional first floor bedrooms. Insertion of five new rooflights to front elevation.

	Site Address/Location:
	Waddington Arms and 58 West View, Clitheroe Road, Waddington BB7 3HP.

		

	CONSULTATIONS: 
	Parish/Town Council

	Waddington Parish Council:
	Consulted 31/3/23 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections subject to conditions.

	

	RVBC Environmental Health:
	No objections subject to conditions.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1: Development Strategy
Key Statement DS2:  Sustainable Development
Key Statement EN5: Heritage Assets
Key Statement EC1: Business and Employment Development
Key Statement EC2: Development of Retail, Shops and Community Facilities
Key Statement EC3: Visitor Economy
Key Statement DMI2: Transport Considerations
Policy DMG1: General Considerations
Policy DMG2: Strategic Considerations
Policy DMG3: Transport & Mobility
Policy DME1: Protecting Trees & Woodland
Policy DME3: Site and Species Protection and Conservation
Policy DME4: Protecting Heritage Assets
Policy DME6: Water Management
Policy DMB1: Supporting Business Growth and the Local Economy
Policy DMB3: Recreation and Tourism Development

Planning (Listed Buildings and Conservation Areas) Act Section 72

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2020/0697:
Discharge of conditions 4 (section details) and 5 (rooflight details) from planning permission 3/2017/0319. (Approved)

3/2017/0319:
Demolition of existing kitchen outrigger and replacement with new two storey extension to side and rear to include six new bedrooms on first floor. New extension to continue over existing first floor terrace. Insertion of four new rooflights to front elevation. (Approved)

3/2014/0207:
Change of use from dwellinghouse to bed and breakfast accommodation (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a public house and adjoining terrace property in Waddington. The primary section of the Waddington Arms comprises a three storey building topped with a slated gabled roof. Two gabled dormers project from the building’s front elevation at the second floor level with the stone based  principal elevation of the public house facing into Clitheroe Road. The North-western end of the Waddington Arms has been previously extended by way of a pitched roof single storey side extension detailed in stone and slate. An additional single storey flat / pitched roof extension detailed in slate and render adjoins to the South-eastern gable end of the main building and currently serves as a dining room area. 

No. 58 West View adjoins to the South-eastern side of the dining room extension and comprises a two storey four bedroom terraced property detailed in stone and slate. No. 58 West View is in the ownership of the applicant and is currently used as bed and breakfast accommodation. Additional terrace properties adjoin the South-eastern side of No. 58 West View.

The rear of the Waddington Arms appears has been previously extended by way of a rendered flat roof single storey extension which currently serves as a toilet area and beer cellar, with the roof of this extended section serving as a roof terrace area for the building’s first floor bedrooms. An elongated single storey gabled roof extension adjoins to the rear of the building’s Southern dining room extension and currently serves as a kitchen and store. The first and second floor levels of the Waddington Arms currently comprise four and two bedrooms respectively.

The rear of No. 58 West View has been previously extended by way of a two storey flat roof extension which straddles the rear elevations of No. 58 and the Southern dining room extension of the Waddington Arms. The two storey flat roof extension comprises a living room and kitchen at the ground floor level with two bedrooms at the first floor level. The South-eastern side elevation of No. 58’s rear two storey element was previously adjoined by a single storey lean-to conservatory extension which has since been demolished. 

The area to the rear of the Wadington Arms and No. 58 comprises a parking area and a two tier patioed outdoor seating area featuring two pergola structures. Access into the rear parking area is from Branch Road between the North-western side of the Waddington Arms and No. 59 Branch road. The area surrounding the application site is largely residential in character with the Waddington Arms and No. 58 West View being sited within the village centre and Conservation Area of Waddington.


	Proposed Development for which consent is sought:

Consent is sought for the demolition of a rear kitchen / store outrigger currently serving the Waddington Arms and for the demolition of an existing rear two storey flat roof extension serving No. 58 West View. A new two storey gabled extension is to be added to the rear of the Waddington Arms on the footprint of the demolished kitchen / store and two storey extension. The new extension is to be linked to the rear elevation of the existing Southern dining room extension serving the Waddington Arms by way of a connecting two storey element with a flat / gabled roof. The proposed is extension is to incorporate a private dining room, kitchen area, store, beer cellar and cold store at the ground floor level with the first floor of the extension accommodating additional bedrooms. Four roof lights are to be installed to the front roof slope of the Southern dining room extension.

No. 58 West View is to function as a two bedroom property of reduced footprint by virtue of its rear two storey flat roof extension being superseded by the two storey rear extension to the Waddington Arms. One new roof flight is to be installed to the front elevation of No. 58.


	Principle of Development:

Key Statement EC1 of the Ribble Valley Core Strategy states:

‘Developments that contribute to farm diversification, strengthening of the wider rural and village economies or that promote town centre vitality and viability will be supported in principle’.

In a similar vein, Policy DMB1 of the Core Strategy seeks to support business growth and the local economy on the basis of proposals for development being in accordance with the other development management policies of the Core Strategy.

In addition, Key Statement EC3 of the Core Strategy states:

‘Proposals that contribute to and strengthen the visitor economy of Ribble Valley will be encouraged, including the creation of new accommodation and tourism facilities through the conversion of existing buildings or associated with existing attractions.’

Furthermore, Policy DMB3 of the Core Strategy allows for the development of tourism and visitor facilities on the basis of the proposed development being well related to an existing main settlement, village or existing group of buildings. The above policy also stipulates that such developments should be well related to the existing highway and public transport networks and be capable of accommodating the necessary car parking, service areas and appropriate landscaped areas.

In this instance, the proposal relates to the extension of a public house for the purposes of providing expanded dining and food preparation areas and additional guest accommodation. The existing premises and adjoining property of No. 58 West View are situated within the centre of Waddington and are well related to the existing road and public transport network. In addition, the proposal site comprises a landscaped outdoor seating area and existing car parking facilities that could accommodate the anticipated visitor numbers following the proposed alterations to the premises. Furthermore, the provision of additional dining facilities and guest accommodation would both contribute to and strengthen the visitor economy of the local area and wider Ribble Valley.

Taking account of the above, the proposed development would be in accordance with Key Statements EC1 and EC3 and Policies DMB1 and DMB3 of the Core Strategy is therefore considered to be acceptable in principle subject to a further assessment of material planning considerations.

	Impact upon Character/appearance of Conservations Area (Where Applicable):

The proposal site is situated within the Waddington Conservation Area. 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. 

The Waddington Conservation Area Appraisal (2005) identifies the following elements as contributing to the Conservation Area’s special interest:

· Coronation Gardens running alongside the Waddington Brook

· Meadows and working farms within the heart of the village

· Attractive footpaths that follow the village’s numerous water courses

· Numerous historic buildings

Northwards views towards St. Helen’s Church and Waddington Methodist Church and Southward views from the junction of West Bradford Road and Branch Road are denoted as Key Views on the Waddington Conservation Area Map. Threats to the Conservation Area are listed as the continuing loss of original architectural details and use of inappropriate modern materials or details. 

In this instance, the proposal largely relates to alterations to the rear profiles of the Waddington Arms and No. 58 West View that would not feature within any of the aforementioned special areas of interest or key views. 

The Waddington Arms and No. 58 West View are both denoted as being Buildings of Townscape Merit on the Waddington Conservation Area Map with the buildings making a positive contribution to the surrounding Conservation Area by virtue of their principal sandstone elevations and slated roof profiles which are largely representative of the frontages of historic buildings which face into Clitheroe Road. In contrast, the rear profiles of both buildings comprise little in terms of architectural merit or historic value by virtue of the existing modern extensions in place which offer little contribution to the historic character of the area. As such, it is not considered that the replacement of existing modern extensions with an extension of similar external appearance would pose any threat to the character and appearance of the surrounding Conservation Area or to the historic character of either building. It is noted that the proposal would result in the loss of one small historic window to the rear of the Waddington Arms comprised of stone surrounds and mullions however it is not considered that the loss of this window would be unduly harmful to the historic character of the building as a whole. 

Rooflights are proposed for the principal roof slopes of both buildings which would be visible within the Conservation Area however the number of roof lights proposed in this instance is not considered to be excessive and these could be sufficiently integrated into the existing street scene through the incorporation of appropriate Conservation style roof lights with a recessed flush fitting design.

Taking account of the above, it is considered that the proposed development as a whole would have a neutral impact upon the character and appearance of the Waddington Conservation Area. As such, the proposal would satisfy the requirements of Key Statement EN5 and Policy DME4 of the Ribble Valley Core Strategy and Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 in this respect.


	Impact Upon Residential Amenity:

A first floor bedroom window on the North-western side elevation of the extension would face towards the neighbouring property of No. 59 Branch Road however a sufficient separation distance would be in place between the window and boundary of No. 59 that would prevent any new opportunities for overlooking into the adjacent neighbouring property. Ground and first floor windows are to be incorporated into the South-eastern side elevation of the extension which would face towards the rear yard areas of No. 54 – 57 West View however neither of these windows would serve a habitable room and as such would not compromise the privacy of the adjacent neighbouring properties. The rear North-eastern elevation of the extension would comprise numerous first floor bedroom windows however these would solely provide views into the rear of the application site.

The South-eastern side elevation of the extension would be sited adjacent to the rear elevation of No. 57 West View however this elevation of the extension would be sufficiently offset to the North-west of No. 57’s rear elevation to the extent that no loss of natural light or outlook would be experienced by the residents of No. 57 due to the solar orientation of the extension and separation distance in place.

The provision of additional dining space and guest accommodation within the Waddington Arms has the potential to invite some on site noise disturbance however given the existing use in place it is not anticipated that the additional quantity of dining covers and guest accommodation proposed would result in noise levels significantly above those already experienced by surrounding residential receptors. 

No. 58 West View would continue to function as separate bed and breakfast accommodation (use previously approved under planning application 3/2014/0207) albeit with a net loss of two bedrooms due to the property’s existing rear two storey flat roof extension being superseded by the proposed two storey rear extension to the Waddington Arms. As such, the continued use of No. 58 West View as bed and breakfast accommodation does not raise any concerns with regards to neighbouring amenity.

The construction phase of the development has the potential to cause disturbance to surrounding residential receptors. In addition, construction of the proposed new kitchen area would involve the installation of new extractor fans. Accordingly, additional planning conditions have been implemented to this consent with regards to noise and odour control.


	Visual Amenity/External Appearance:

The proposed rear extension would be fairly significant in terms of its footprint size and cubic volume and would result in increased bulk and massing to the rear of the application premises. Notwithstanding this, the proposed extension would be predominantly sited on the footprint of the existing rear extensions to be demolished therefore the net increase in footprint from the proposed development would not be overly significant. In addition, the large majority of the extension’s roof line would be set below the main roof line of the Waddington Arms, with the pitched roof slopes of the extension being symmetrically aligned to the sloping roof gradients of No. 58 and the Waddington Arms. As such, the proposed extension would read as a largely subservient addition to the application premises. 

There is potential for the proposed extension to be viewable in the public realm from parts of West Bradford Road and Branch Road through existing trees however the extension would only be partially viewable from these viewpoints and would not be viewable from any nearby Public Rights Of Way. In addition, the extension would be sited on the footprint of existing extensions and as such would not read as an incongruous addition to the rear of the application premises. As such, the overall visual impact of the proposed extension would be relatively low.

Part of the extension’s South-western roof slope would be set just above the roof line of the Southern dining room element serving the Waddington Arms and above the roof line of No. 58 West View. This section of the extension’s roof slope and a partial section of elevation containing a first floor bedroom window would be publicly visible from Clitheroe Road and Belle Vue Lane. Notwithstanding this, the roof slope and elevation in question would both be set well back from the principal elevations of the Waddington Arms and No. 58 West View with the roof line of the extension still reading as subservient to the roof line of the principal building serving the Waddington Arms. As such, this aspect of the development, whilst visible, would appropriately assimilate into the host buildings and surrounding area without causing undue visual harm. 

Specific details have not been provided with regards to the proposed use of external materials however the application’s supporting statement states that all proposed materials are to match the existing external appearance of the building. In addition, elevational drawings indicate that the extension will incorporate mullioned and transomed windows which would be in keeping with the fenestration of both buildings. As such, the proposed use of external materials and fenestration arrangements are considered to be acceptable in principle, subject to further details being provided with respect to material samples and specifications.


	Highways and Parking:

Lancashire County Council Highways initially responded to the proposal with a request for further information with regards to a site access plan, parking plan, bedroom numbers and further information regarding the number of covers to be provided following the extension to the dining area. Additional requests were also made for a parking survey to be provided. The applicant has since responded with the information requested which has subsequently been reviewed by the LHA and deemed to be acceptable, subject to the implementation of a planning condition with regards to car park surfacing materials and the marking out of car parking spaces and manoeuvring areas. Accordingly, it is not considered that the proposal would have any undue impact upon highway safety. 


	Landscape/Ecology:

Bat surveys carried out at the application site on 12/10/22 and 1/2/23 found the Waddington Arms and No. 58 West View to hold negligible potential for accommodating roosting bats. In addition, no bats were observed as using either of the buildings for roosting and no evidence of use by any nesting birds was found. As such, no further survey work in relation to bats or birds has been recommended. An Arboricultural Impact Assessment submitted in support of the application shows the presence of two Sycamore trees and a Cypress tree within the rear outdoor sitting area serving the Waddington Arms. The submitted AIA shows that the proposed development would not impact upon the root protection areas of any trees within the application site. Consequently, it is not considered that the proposed works would be harmful to the ecology within the application site or wider area.


	Other Matters:

Flood Risk

The application site partially lies within Flood Zones 2 and 3. National planning legislation requires the provision of a Flood Risk Assessment for all development within Flood Zones 2 and 3, with sequential tests required for developments within Flood Zones 2 & 3 which do not fall within the following categories:

· householder development like residential extensions, conservatories or loft conversions

· small non-domestic extensions with a footprint of less than 250 square metres

· change of use (except changes of use to a caravan, camping or chalet site, or to a mobile home or park home site)

· development on a site allocated in the development plan through the sequential test, and the proposal is consistent with the site’s allocated use

The proposed development does not fall within any of the above categories therefore the sequential test must be given consideration in this instance. The sequential approach is designed to ensure that areas at little or no risk of flooding from any source are developed in preference to areas at higher risk. This means avoiding, so far as possible, development in current and future medium and high flood risk areas considering all sources of flooding including areas at risk of surface water flooding.

National Planning Practice Guidance states when applying the sequential test, a pragmatic approach to the availability of alternatives sites should be taken. In essence, the guidance dictates that it would be impractical to suggest that there are more suitable alternative locations for the proposed development elsewhere, particularly where the proposal involves an existing business premises or operation where it would be impractical to identify comparator sites. This line of reasoning is referred to as the ‘Test of Impracticality’.

In this instance, a commercial operation is already established on the application site, with the proposed development being specifically required to improve and upgrade on site dining facilities and guest accommodation. As such, application of the sequential approach is therefore considered to be impractical in this instance as the proposal would meet the aforementioned Test of Impracticality.

National planning legislation states once the sequential test has been satisfied additional checks should be carried out to ascertain if the exception test is needed. Additional planning legislation states that an exception test is required for developments sited within Flood Zone 3a which fall within the ‘more vulnerable’ flood risk vulnerability classification. In this instance, the application premises lies within Flood Zone 3a and is currently in use as a drinking establishment (‘more vulnerable’ flood risk vulnerability classification) therefore the exception test is engaged.

The exception test requires two additional elements to be satisfied, namely:

· development that has to be in a flood risk area will provide wider sustainability benefits to the community that outweigh flood risk; and

· the development will be safe for its lifetime taking account of the vulnerability of its users, without increasing flood risk elsewhere, and, where possible, will reduce flood risk overall.

A Flood Risk Assessment has been provided in support of the application which states that the proposal would provide an enhancement to an already well-established business which in turn would encourage more investment in the local area as well as increasing the capacity for visitors and tourism. As such, the applicant contends that the economic benefits of the development to the local community would in this instance outweigh any flood risk implications. 

In addition, the applicant contends that the proposal would likely not increase flood risk elsewhere by virtue of the fact that the proposed works to be carried out predominantly relate to infill development over existing areas of built form, with existing drainage systems also being utilised to appropriately dispose of foul and surface water drainage.

Taking account of the above assessment, it is not considered that the proposed development would be at unacceptable risk of flooding, nor is it considered that the proposal would exacerbate flooding elsewhere. The proposal would therefore be compliant with Policy DME6 of the Core Strategy.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed works would not be harmful to the amenity of any neighbouring residents or result in any harm to the visual amenities of the area. In addition, it is not considered that the proposed development would have any undue impact upon the character or appearance of the Waddington Conservation Area.

Furthermore, the proposal would be compliant with the aims and objectives of Key Statements EC1 and EC3 and Policies DMB1 and DMB3 of the Core Strategy with respect to the provision of tourism and visitor facilities and supporting the local economies of the Borough.

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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