Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2009/0533/P

	Development Proposed:
	Proposed mixed development – involving change from offices to residential, shop and flat at 47 – 51 Berry Lane, Longridge, Lancashire, PR3 3NH.



	CONSULTATIONS: Parish/Town Council

	Longridge Town Council - No objection.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Traffic & Development Engineer – No objections.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G2 – Settlement Strategy.

Policy ENV16 – Development Within Conservation Areas.

Policy S4 - Shopping Policies - Longridge and Whalley.



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

	The site lies within the town centre of Longridge, within the Longridge Conservation Area, on the corner of Townley Road and Berry Lane. The properties at present currently contain offices and storage at ground floor, and offices at first floor, spread across all the properties. The application seeks consent to split the buildings both internally and externally to create a smaller set of offices facing Berry Lane at ground and first floor, a new retail unit facing Townley Road at ground floor with a new self contained, one bedroom flat above and the conversion of no. 4 Townley Road from storage/office to a separate, two bedroom, residential property. With regards to the principle of the development, more specifically Policies G1, G2 and S4 of the Districtwide Local Plan, the creation of new residential units within Longridge is now accepted in Policy terms, and with regards to the office and retail units, Policy S4 positively promotes development of this type. Therefore, as the development complies with these Policies, the main issues are in regards to impact on residential amenity, visual amenity and highway safety.

With respect to any potential impact on residential amenity, the adjoining property no. 6 Townley Road is already a residential property so there will be no significant impact on the occupiers of this house, and as the new flat will be neighboured by the new house and existing offices, there will be no impact here either.
With regards to the visual impact of the proposal, we must consider the provisions of Policy ENV16 as the site lies within the Longridge Conservation Area. The main two external alterations proposed are the reduction in the signage board above the office facing onto Berry Lane, and the formation of a new door and shop front window in the elevation facing Townley Road. The new door and window will provide an entrance and an additional shop window display for the new retail unit facing onto this Road, and the window has been designed to match those existing in both elevations of the property. Whilst not being considered a ‘traditional’ shop front, the existing property was considered to provide some merit to the Conservation Area as it was considered to be a Building of Townscape Merit. Bearing this in mind, and that the proposed works merely reflect the style, design and materials of the rest of the building and its shop frontage, the scheme is considered to have an acceptable impact on the Conservation Area, and is therefore in compliance with Policies G1, S4 and ENV16 of the Local Plan.
With regards to any potential impact the proposal may have on highway safety the LCC County Surveyor has no objections on highway safety grounds.

Therefore, bearing in mind the above comments and whilst I am mindful of the comments from the nearby neighbours, given its location within an existing town centre of Longridge, I consider the scheme to now comply with the relevant policies, and as such be recommended accordingly.


	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, be to the detriment of highway safety, and nor would it have an adverse visual impact or adverse affect upon the setting of the Conservation Area.


	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 07/07/2009








