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	BT
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Planning Permission for removal of existing shed in rear garden and replacement with new domestic store.

	Site Address/Location:
	The Old Reading Room, Lyndale Terrace, Gisburn, BB7 4EZ.

		

	CONSULTATIONS: 
	Parish/Town Council

	Gisburn Parish Council:
	Consulted 18/8/23 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None.

	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
Policy DMG1: General Considerations
Policy DMG2: Strategic Considerations
Policy DME4: Protecting Heritage Assets
Policy DMH5: Residential and Curtilage Extensions

Planning (Listed Buildings and Conservation Areas) Act 1990, Section 16, 66, 72

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/1996/0606:
Demolish Brick Store To Rear. Enhance rear elevation & provide more accommodation to ground floor. Open 2no. windows to form glazed doors. Replace Roof Lights (LBC) (Approved)

3/1996/0605:
Conversion and upgrading of existing property into residential accommodation (PP) (Approved)

3/1995/0160:
Conversion of office/store to dwelling (Approved)

3/1995/0159:
Conversion of store to dwelling (Approved)

3/1992/0480:
Erection of garage (LBC) (Approved)

3/1992/0479:
Erection of garage (PP) (Approved)

3/1991/0807:
Outline application for the demolition of workshop and erection of one bungalow, two semi-detached houses and four garages (Withdrawn)

3/1989/0349:
Change of use to dwelling (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a two storey mid-terraced property in Gisburn. The property comprises random rubble stone elevations, timber doors and windows and a gabled stone slate roof. Access to the front and rear of the property is from Lyndale Terrace and Wheelwright Close respectively with the ground level of the property’s rear garden area aligning with the rear first floor level of the property and ascending in height Southwards towards Wheelwright Close. The property’s rear garden consists of timber decking and stone paving and contains a detached stone outbuilding and two smaller timber sheds, the Southernmost of which is sited on the property’s rear South-eastern boundary on the garden’s higher topography. The surrounding area is predominantly residential with the application site lying within the Gisburn Conservation Area. The application property holds Grade II Listed Building status. The official Historic England listing description for the application property reads as follows: 

‘House, now used as offices, 1674. Slobbered rubble with stone slate roof. 2 storeys, 3 bays. Windows double-chamfered with mullions. To the right of the door are ones of 4 and 3 lights. To the left is a single chamfered light. On the 1st floor are windows of 4 and 3 lights, with a single chamfered light between. The door has a chamfered surround with lintel inscribed: 'RA AA TA 1674 IR'. End chimneys.’


	Proposed Development for which consent is sought:

Planning consent is sought for the removal of the property’s Southernmost timber garden shed which is to be replaced with a new domestic store building. The domestic store building would be sited within the South-western corner of the property’s rear garden area between the property’s garden path and common boundary fence shared with the neighbouring commercial property known as The Workshop.


	Impact Upon Residential Amenity:

The proposed domestic store would be set well back from the nearest residential receptors to the North on Lyndale Terrace. As such, it is not considered that the proposal would have any undue impact upon neighbouring amenity.


	Visual Amenity/External Appearance/Impact on Listed Building:

Paragraph 130 of the NPPF states:
‘Planning policies and decisions should ensure that developments are sympathetic to local character and history, including the surrounding built environment and landscape setting’.

Policy DMG1 of the Ribble Valley Core Strategy provides general design guidance as follows:

‘All development must be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing and style…particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character.’

In addition, the Institute Of Historic Building Conservation (2021) advises:

‘The design of new elements intended to stand alongside historic fabric needs to be very carefully considered and to be successful should respect the setting and the fundamental architectural principles of scale, height, massing, alignment, and use of appropriate materials.’

The above guidance is reiterated within Historic England guidance Making Changes to Heritage Assets (2016):

‘It would not normally be good practice for new work to dominate the original asset or its setting in either scale, material or as a result of its siting.’

Furthermore, Policy DME4 of the Core Strategy states: 

‘Alterations or extensions to Listed Buildings or buildings of local heritage interest, or development proposals on sites within their setting which cause harm to the significance of the heritage asset will not be supported.’ 

In this instance, the proposed domestic store building would comprise a trapezium shaped footprint with its rear South-eastern elevation measuring just over 6 metres in width. The building would be sited on the footprint of the considerably smaller timber shed to be demolished with the footprint of the building occupying almost all of the hardstanding area between the property’s rear garden path and common boundary fence shared with The Workshop. The store would stand at just over 3 metres in height and would be sited on the garden’s higher topography on the Southern perimeter of the application site. The building’s rear elevation would incorporate a powder coated garage door with the building’s roof consisting of an EPDM membrane. The building’s front North-western elevation would comprise a UPVC door and window with the elevations of the store detailed in vertical timber boarding.

It is reasonable to expect the presence of additional small, ancillary structures within the garden curtilage of listed buildings however in this instance the proposed domestic store would be a sizeable structure sited on the elevated topography of the host property’s rear garden area whereby the ridgeline of the oversized building would align with the ridgeline of the host property therefore the domestic store would fail to read as a subservient and incidental addition to the proposal site by virtue of its bulk, massing and elevated siting. In addition, the building’s modern door, window and roof detailing would read as largely juxtaposed against the historic South-eastern profile of the host property. 

Accordingly, the proposed domestic store, by virtue of its scale, bulk, massing, design and elevated siting, would read as an incongruous and over dominant addition to the property’s curtilage, with the building detracting from the historic character of the host dwelling.  

As such, the proposed development would fail to accord with the above referenced heritage guidance and aims and objectives of Paragraphs 130 of the NPPF and Policies DMG1 and DME4 of the Core Strategy.


	Impact upon Character/appearance of Conservation Area:
The proposal site is situated within the Gisburn 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 Gisburn Conservation Area Appraisal (2005) identifies the following elements as contributing to the Conservation Area’s special interest:

· The absence of 20th-century development along the Main Street, with its attractive mix of 17th, 18th and 19th-century houses, and its high proportion of listed and visually striking buildings;

· Medieval church and churchyard (Grade II* Listed)

· The S-shaped curves of the Main Street, which present different vistas to travellers passing through the village;

· The setting of houses along the main street well back from the road and fronted by large areas of cobbled pavement or set up on terraces with retaining walls and steps to the front doors;

· The tranquil Park Lane, with its ‘polite’ architecture, gatehouses and park boundary walls

Eastward and westward views along Main Street from Park Mews and No. 1 – 3 Old Chapel respectively are denoted as Key Views on the Gisburn 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 proposed domestic store would comprise some modern external detailing and as stated above, would be a sizeable addition to the property’s curtilage however the store building would not be viewable from within the surrounding Conservation Area or read in concert with any of the Conservation Area’s elements of special interest or key views referenced above. Accordingly, it is not considered that the proposal would detract from or result in any harm to the character and appearance of the Conservation Area.


	Highways and Parking:

The proposal would not involve any change to the existing parking arrangement on site therefore it is not anticipated that the proposed development would have any undue impact upon highway safety.


	Landscape/Ecology:

No ecological constraints were identified in relation to the proposal.


	Observations/Consideration of Matters Raised/Conclusion:

The proposal, by virtue of its scale, bulk, massing, design and elevated siting, would result in the introduction of an incongruous and over dominant form of development with the proposed development reading as a harmful addition to the curtilage of the host property, a Grade II Listed Building.

In this instance, the level of harm arising from the proposed development is considered to be less than substantial. 

Paragraph 202 of the NPPF states:

‘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.’

In this instance, construction of the proposed domestic store building would offer some short term contractor employment however the building would otherwise be utilised for recreational use with the only benefactors being the applicants. As such, no public benefits are identified which would outweigh the harm that would occur to the host property from the proposed development in this instance. As such, the proposal fails to satisfy the requirements of Paragraph 202 of the National Planning Policy Framework.

Moreover, Paragraph 134 of the National Planning Policy Framework states:

‘Development that is not well designed should be refused, especially where it fails to reflect local design policies and government guidance on design’.

It is for the above reasons and having regard to all material considerations and matters raised that planning consent be refused.


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

	01:
	The proposal, by virtue of its scale, bulk, massing, design and elevated siting, would result in the introduction of an incongruous and over dominant form of development, with the proposal reading as a harmful addition to the curtilage of the host property, a Grade II Listed Building. The limited public benefits identified are not considered to outweigh the harm that would occur to the heritage asset from the proposed development in this instance. The proposed development therefore fails to satisfy the requirements of Paragraphs 130 and 202 of the NPPF and Key Statement EN5 and Policies DMG1 and DME4 of the Core Strategy.
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