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DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT

	Application No: 
	3/2009/0283/P

	Development Proposed:
	Retrospective application for a flue extractor at Geno’s, 39 Berry Lane, Longridge, Lancashire, PR3 3JN.



	CONSULTATIONS: Parish/Town Council

	Town Council – The Town Council object as the flue has a detrimental visual impact on the area. It is sited where it can be seen from Berry Lane and is also visible from the War Memorial. It is not in keeping with the Conservation Area and is an eyesore.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional representations.

	One letter has been received from a nearby business who object to this application on the following grounds;

· Prominent location and the building is already unsympathetic to the area,

· Close to Town War Memorial and Longridge Station buildings which will be visually blighted by such an inappropriate addition,

· By projecting through the external wall and then curving onto the roof, the large diameter zinc tube flue is extremely hideous and must have been provided as the cheapest solution possible,

· Surely there are other alternatives to extraction than this?

· Any option to screen the flue in its present location would prove unsatisfactory and would still be an eyesore next to the War Memorial.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

PPG15 – Planning and the Historic Environment.



	POLICY REASONS FOR REFUSAL:

	Policies G1 and ENV16 and PPG15 – Adverse impact on character and appearance of Longridge Conservation Area.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Planning permission was granted in December 2003 for use of this building as a hot food takeaway, however it has only recently been converted (within the last 9 months). As part of the refurbishment, the applicant erected the external flue that is the subject of this application, and the applicant seeks retrospective permission for its retention. The site is in a central position within the Longridge Conservation Area, and within the Longridge Conservation Area Appraisal (The Conservation Studio 2005), it notes that some of the weaknesses of the Conservation Area are ‘the use of inappropriate details’, ‘poor condition of properties’ and ‘poor quality shop fronts’. The application has been submitted on the basis of enforcement action.

Policy ENV16 ‘Development within Conservation Areas’ states that ‘Within Conservation Areas development will be strictly controlled to ensure that it reflects the character of the area in terms of scale, size, design and materials, and the desirability of preserving or enhancing the character or appearance of a conservation area will also be a material consideration’. Having discussed the proposal with the Conservation Area Officer, Adrian Dowd, it is considered that the size, style and prominent location of the flue are unacceptable and inappropriate in the Conservation Area, and its retention would be to the visual detriment of the street scene.

PPG 15, paragraph C.68 states in respect of flues that “Only undamaging and visually unobtrusive positions for such fixtures should be agreed”.  Whilst I am mindful that the building itself is unsympathetic and out of keeping with the majority of the buildings surrounding the site, it is noted as a ‘Negative Building’ within the Longridge Conservation Area Appraisal, it is considered that the proposed flue is prominent and visually disruptive to the character and setting of the Longridge Conservation Area, and on the setting of the nearby Buildings of Townscape Merit, as defined within the Longridge Conservation Area Appraisal. I therefore recommend accordingly.



	RECOMMENDATION: That planning permission be refused.


DATE INSPECTED: 30/07/2008





TELEPHONE CLLRS:  YES / NO


DATE:














