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	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Proposed change of use of ground floor commercial component of property (Use Class E) to residential use (Use Class C3) and reinstatement of river cobbles to frontage of property.

	Site Address/Location:
	83 The Square, Waddington, BB7 3HZ.

		

	CONSULTATIONS: 
	Parish/Town Council

	Waddington Parish Council: 
	Consulted 17/5 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections.

	

	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 EN2: Landscape
Key Statement EN5: Heritage Assets
Key Statement EC1: Business and Employment Development
Key Statement EC2: Development of Retail, Shops and Community Facilities
Key Statement DMI2: Transport Considerations
Policy DMG1: General Considerations
Policy DMG2: Strategic Considerations
Policy DMG3: Transport & Mobility
Policy DME4: Protecting Heritage Assets
Policy DMH5: Residential and Curtilage Extensions
Policy DMB1: Supporting Business Growth and the Local Economy
Policy DMR3: Retail Outside the Main Settlements

Planning (Listed Buildings and Conservation Areas) Act Section 66 & 72

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/1986/0477:
Rear extension and internal alterations (PP) (Approved)

3/1986/0455:
Rear extension and internal alterations (LBC) (Approved) 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a mixed use three storey terraced property in Waddington. The ground floor component of the application property partially comprises a commercial component which was last in use as a post office and village shop. The remainder of the property’s ground floor component and first and second floors are in residential use. The application property has been subject to some alterations historically in the form of a front and rear extension and a tarmacked path which provides access to the property’s front door. The application property occupies a visually prominent location within the defined settlement area of Waddington with the immediate area being predominantly residential in character. Both the application property and adjoining property of No. 84 The Square hold Grade II Listed Building status with the listing description for the pairing of properties reading as follows:

‘House and shop, late C18th. Pebble dashed rubble with slate roof. 3 storeys, 2 bays, with paired central doorways with plain stone surrounds. The left-hand (house) bay has tripartite windows with plain stone surrounds and square mullions on the ground and 1st floor. The right-hand bay has a similar window on the 1st floor, the ground floor now having a large shop window. The 2nd floor has 2-light windows with plain stone surrounds and square mullions. End stacks.’


	Proposed Development for which consent is sought:

Planning consent is sought for a change of use of the ground floor commercial component of the application property to residential use and for the reinstatement of river cobbles in place of an existing tarmac path.


	Principle of Development:

Analysis shows a discernible absence of amenities in terms of shops, cafés and other similar Class E uses within the village of Waddington, with Country Kitchen currently being the only such establishment within the village (in addition to the application property) and the Council understands that this establishment is currently closed. The proposed development comprises a change of use of the property’s commercial component to residential use which in turn would result in both the loss of a commercial establishment within the rural village of Waddington (whereby such uses are already largely absent) and a site with employment generating potential. 

Policy DMB1 of the Core Strategy states:

‘Proposals for the development, redevelopment or conversion of sites with employment generating potential in the plan area for alternative uses will be assessed with regard to the following criteria: 

1. The provisions of policy DMG1, and 
2. The compatibility of the proposal with other plan policies of the LDF, and 
3. The environmental benefits to be gained by the community, and 
4. The economic and social impact caused by loss of employment opportunities to the borough, and
5. Any attempts that have been made to secure an alternative employment generating use for the site (must be supported by evidence (such as property agents details including periods of marketing and response) that the property/ business has been marketed for business use for a minimum period of six months or information that demonstrates to the council’s satisfaction that the current use is not viable for employment purposes.)

Having regard to criteria point 1 of Policy DMB1, the proposed development would be in conflict with the provisions of Policy DMG1 with respect to design, as detailed in the visual amenity section below. The proposed development would therefore fail to satisfy the requirements of criteria point 1 of Policy DMB1.

Turning to criteria point 2 of Policy DMB1, Key Statements EC1 and EC2 and Policy DMR3 are of relevance with respect to the proposed development. 

Key Statement EC1 of the Core strategy states:

‘Proposals that result in the loss of existing employment sites to other forms of development will need to demonstrate that there will be no adverse impact upon the local economy.’

In addition, Key Statement EC2 states:

‘The Council will also continue to require robust evidence that much needed smaller retail and other facilities in the more rural parts of the area are no longer viable before considering other forms of use.’

Furthermore, Policy DMR3 states:

‘The change of use of ground floor commercial premises to residential accommodation within the village boundaries will be approved providing it has been demonstrated that the change of use will not lead to adverse effects on the local economy. In assessing any application the council will require the applicant to provide information to demonstrate there is no demand to retain the premises in commercial use.’

In this instance, no information has been provided in support of the proposed development to demonstrate that the proposed change of use of the application property would not result in any adverse impacts upon the local economy. Furthermore, no evidence has been provided to demonstrate that retention of the property’s existing commercial component would not be viable, nor has any evidence been provided to demonstrate that no demand exists for the continued usage of the property’s commercial component. As such, the proposed development is considered to be in conflict with the aims and objectives of Key Statement EC1 and EC2 and Policy DMR3. The proposed development would therefore fail to satisfy criteria point 2 of Policy DMB1.

Having regard to criteria point 3 of Policy DMB1, whilst there would be no obvious environmental benefits to the local community from the proposed change of use of the application property’s commercial component, sole residential usage of the application property would likely result in fewer comings and goings to and from the property when compared with the activity levels that would arise from a continued mixed use of the property. As such, it could be argued that a de-intensified use of the application property would deliver a minor enhancement to the amenity of neighbouring residential receptors. As such, the proposed development is considered to be broadly compliant with criteria point 3 of Policy DMB1.

Turning to criteria point 4 of Policy DMB1, no evidence has been provided with respect to the social and economic impacts that could potentially arise from the loss of employment opportunities associated with the proposed change of use of the application property’s commercial component. The proposed development would therefore fail to satisfy criteria point 4 of Policy DMB1.

Having regard to criteria point 5 of Policy DMB1, no evidence has been provided in support of the application to demonstrate that attempts have been made to secure an alternative employment generating use for the property’s commercial component. The proposed development would therefore fail to satisfy criteria point 5 of Policy DMB1.

Taking account of all of the above, the proposed development fails to satisfy the requirements of Key Statements EC1 and EC2 and Policies DMB1 and DMR3 of the Core Strategy and as such is considered to be unacceptable in principle.


	Impact upon setting of Listed Building:

With regards to assessing development affecting the setting of a Listed Building, Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states:

‘In considering whether to grant planning permission [or permission in principle] for development which affects a listed building or its setting, the local planning authority or, as the case may be, the Secretary of State shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.’

In addition, Policy DME4 of the Core Strategy states:

‘In considering development proposals the Council will make a presumption in favour of the conservation and enhancement of heritage assets and their settings.’

In this instance, a tarmacked path provides access to the front entrance of the application property, with this path and the stone cobbles which surround it clearly being read in concert with the principal elevation of the application property and No. 84 The Square. As such, the tarmacked path forms part of the setting of the Listed Building pairing. The existing tarmacked path is largely utilitarian in appearance and visually at odds with the adjoining historic cobbles (identified as a historic surface on the Waddington Conservation Area Map) which surround it therefore the proposed removal of the tarmac path and reinstatement of stone cobbles would deliver a visual enhancement to the frontage of the Listed Building pairing.

As such, it is considered that the proposed reinstatement of stone cobbles to the front of the application property would enhance the setting of the Listed Building pairing and would therefore satisfy the requirements of Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and Policy DME4 of the Core Strategy.


	Impact upon Character/appearance of Conservations Area:

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 property’s existing tarmacked path to be removed reads as a largely inappropriate modern addition to the area by virtue of its materiality and juxtaposition with the stone cobbles which surround it. Therefore, as previously conveyed, the proposed removal of the tarmac path and reinstatement of stone cobbles would result in a development that would be more sympathetic to the historic character of the area. Furthermore the property’s existing external projecting shop front is an uncharacteristic feature in the streetscene but reads as a commercial entity reflective of the historic use. Its retention for residential purposes is considered to be uncharacteristic and anonymous with the proposed use, which in turn would fail to protect or enhance the character of the conservation area. 

Taking account of the above, it is considered that the proposed development would fail to enhance the character and appearance of the Waddington Conservation Area. As such, the proposed development would fail to 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.


	Impact Upon Residential Amenity:

Paragraph 135 (f) of the National Planning Policy Framework states:

‘Planning policies and decisions should ensure that developments create places that are safe, inclusive and accessible and which promote health and well-being, with a high standard of amenity for existing and future users’.

Furthermore, Policy DMG1 of the Core Strategy requires all proposals for development to consider the effects of development upon existing amenities.

In this instance, the application property incorporates an existing residential use within its first and second floor components and within part of its ground floor level therefore it is not considered that the proposed conversion of the property’s commercial ground floor component (which currently occupies approximately half of the property’s ground floor space) would intensify the residential use of the property to the point whereby this would be of detriment to the amenity of any adjoining neighbouring residents. In any case, loss of the property’s commercial component would likely result in fewer comings and goings to and from the property.

Taking account of the above, it is not considered that the proposed change of use would be harmful to the amenity of any neighbouring residents. The proposed development would therefore be compliant with the aims and objectives of Paragraph 135 (f) of the NPPF and Policy DMG1.


	Visual Amenity/External Appearance:

Paragraph 135 (c) 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’.

With respect to development within Areas Of Outstanding Natural Beauty (now known as National Landscapes), Paragraph 182 of the NPPF states:

‘Great weight should be given to conserving and enhancing landscape and scenic beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty.’

The above is reiterated within Key Statement EN2 of the Core Strategy: 

‘The landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced. Any development will need to contribute to the conservation of the natural beauty of the area. As a principle the Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, features and building materials.’

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.’

As previously conveyed, the proposed removal and replacement of the property’s existing tarmac path with stone cobbles would deliver a visual enhancement to the frontage of the application property and visual amenities of the surrounding area. No detailed information in the form of samples / photographs has been provided with respect to the proposed river cobbles therefore further details of these would need to be provided in support of any future planning application submission should such works form the basis of any future proposed development.

Whilst the property’s projecting shop front component is also to be repainted and repaired where necessary, this configured element reads as commercial built form and so its retention for residential purposes is considered to represent an anonymous and uncharacteristic design on a prominent part of the building. 

Accordingly, it is considered that the proposed retention of the shop front component is not characteristic of the proposed use and would fail to preserve or enhance the character and appearance of the building and the visual amenities of the surrounding National Landscape. The proposal would therefore fail to satisfy the requirements of Paragraph 135 (c), 139 and 182 of the NPPF and Key Statement EN2 and Policy DMG1 of the Core Strategy.


	Highways and Parking:

Lancashire County Council Highways have reviewed the proposed development and acknowledge a shortfall in off-street vehicle parking spaces for the proposed change of use, whereby a three bedroom property should provide a minimum of two off-street vehicle parking spaces (the front of the application property currently provides one off-street parking space). Notwithstanding this, the LHA have stated that they would be willing to accept the shortfall in off-street vehicle parking on the basis that it would be unreasonable to request that the proposal complies with the LHA’s parking requirements given that the parking demand for the existing mixed use of the application property exceeds the minimum off-street parking space requirements for a three bedroom dwelling (requires three off-street parking spaces as opposed to two off-street parking spaces). No other highway safety concerns have been raised by the LHA. Accordingly, it is not considered that the proposed change of use of the property would have any undue impact upon highway safety.


	Landscape/Ecology:

No ecological constraints were identified in relation to the proposed development.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed reinstatement of river cobbles to the application property’s front access path would deliver an enhancement to the setting of the Listed Building pairing, historic character of the Waddington Conservation Area and visual amenities of the property’s frontage and surrounding area. 

Notwithstanding this, the proposed change of use of the property’s commercial component to residential use would result in the loss of a commercial establishment within a rural village with few amenities and, in turn, the loss of a site with employment generating potential and in this instance no assessment has been provided with respect to the potential social and economic implications of this. Furthermore, no evidence has been provided in support of the application to demonstrate that attempts have been made to secure an alternative employment generating use for the application property’s commercial component. 

In addition retention of the property’s existing external projecting shop front which is an uncharacteristic feature in the streetscene and reads as a commercial configuration would be anonymous with the proposed residential use and would fail to represent good design or protect and enhance the conservation area and the National Landscape character. 

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:

	01:
	The proposed change of use of the property’s commercial component to residential use would result in the loss of a commercial establishment within a rural village with few amenities and, in turn, the loss of a site with employment generating potential. In this instance no assessment has been provided with respect to the potential social and economic implications of this. Furthermore, no evidence has been provided in support of the application to demonstrate that attempts have been made to secure an alternative employment generating use for the application property’s commercial component. The proposed development therefore fails to satisfy the requirements of Key Statements EC1 and EC2 and Policies DMB1 and DMR3 of the Ribble Valley Core Strategy.

	02:
	The proposal involves retention of the property’s existing external projecting shop front which is an uncharacteristic feature in the streetscene and reads as a commercial entity. Retention of its existing configuration would be anonymous with the proposed residential use and would fail to represent good design or protect and enhance the character of Waddington Conservation Area or the National Landscape character. The proposed development therefore fails to satisfy the requirements of Key Statements EN2 and EN5 and Policies DMG1 and DME4 of the Ribble Valley Core Strategy, Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and Paragraphs 135 (c), 139 and 182 of the National Planning Policy Framework. 
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