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ALTERATION OF ROOF PROFILE TO ACCOMMODATE THE CREATION OF 4 NO. SELF-CONTAINED OFICE UNITS AT FIRST FLOOR AT ENTERPRISE HOUSE, WARWICK STREET, LONGRIDGE, LANCASHIRE, PR3 3EB

	LONGRIDGE TOWN COUNCIL:
	No objection.

	
	

	LCC COUNTY SURVEYOR:
	No objections in principle to this application on highway safety grounds.

	
	

	ADDITIONAL REPRESENTATIONS:
	Two letters of objection have been received from a nearby business who wish to raise the following points of objection;

	
	1. Whilst there are no objections to the development, there are concerns regarding parking and traffic flow which have been underestimated and brushed over in this application,

2. How can the 7 designated spaces serve the new offices AND the existing ground floor shop/unit?

3. The application does not consider the potential number of staff working at the new offices, if this is more than 7, where do they park?

4. Currently 3 businesses running from the site, which could rise to 8 if you include land to the rear, which will surely lead to an increase in vehicles/parking issues,

	
	5. We feel the site could easily be over developed and compound existing traffic problems, and we suggest that the planning committee have a site meeting to discuss traffic at peak time.


Proposal

The application seeks permission for the alteration of the roof profile of Enterprise House on Warwick Street, Longridge, in order to accommodate the creation of 4 no. self-contained office units at first floor. The ground floor of the building previously contained Longridge Hire Centre, however it is currently vacant. At present, there are already two offices at first floor with the rest of the floor space used for storage however because of the existing sloping roof, access is difficult. The proposed roof profile alteration will allow the formation of four larger office spaces, a large storage room and the creation of new men’s and ladies WCs. The materials to be used in its construction (white rendered finish and a goose wing grey profiled roof) are considered suitable and appropriate for a unit of this nature.

Site Location

The site in question is located on the edge of Longridge town centre and also on the edge of the new Conservation Area as defined by the Local Plan. The area currently comprises of a number of close-knit commercial/industrial units of various sizes and designs, and the site is historically an industrial/commercial site. There are neighbouring dwellings surrounding the site, with the nearest properties opposite at a distance of approx. 11m away.

Relevant History

There have been a number of historical applications on this site, with the most recent proposal being:

3/1991/0667/P – Extension to provide new heated spray booth  – Approved with conditions.

Relevant Policies

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy EMP7 - Extensions/Expansions of Existing Firms.

Policy RDF2 of the Regional Spatial Strategy 2008.

PPS4 – Planning for Prosperous Economies.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider with regards to this proposed development are the principle of the development, the potential impact on residential and visual amenity and the impact of the scheme on highway safety.

PRINCIPLE OF DEVELOPMENT

The site lies on the edge of the town centre of Longridge, and has an existing industrial/commercial mix of uses on the other sections of the site. As such, it is considered that the principle of developing the site for a further commercial use is considered acceptable subject to compliance with other Policies within the Local Plan. Policy EMP7 states that “The expansion of existing firms within the main settlement will be allowed on land within or adjacent to their existing sites, provided no significant environmental problems are caused and the extension conforms to the other policies of this plan”. Whilst the proposed development is not strictly an expansion of an existing firm, it is considered that the same principles must apply for development on this site.

RESIDENTIAL AND VISUAL AMENITY

The existing building is a two-storey building with a sloping, mono-pitch roof that’s slopes from east to west on the elevation facing Warwick Street, and is very much out of keeping with other buildings in the nearby vicinity. The proposed roof profile alteration to a very shallow pitched roof, constructed by raising one side of the building by approx. 1.5m, will allow sufficient space within the new area for the formation of four larger office spaces, a large storage room and the creation of new men’s and ladies WCs.

In considering the above, due to the proposed design of the roof alterations the overall visual impact on the streetscene and impact on the amenity of neighbours is kept to a minimum by keeping the height of the altered building to a minimum. In doing so, it reduces the massing of the building in relation to the nearest properties, and due to the change in roof slope will appear less intrusive on site in relation to the other nearby units. In addition, the streetscene view is not significantly altered and therefore has minimal impact on the setting of the adjacent Conservation Area. Finally, the materials to be used in the alterations to the building, including a white rendered finish to the concrete block walls and a goose wing grey profiled roof, are also considered suitable and appropriate for this unit in this particular location.

IMPACT ON HIGHWAY SAFETY

Despite a number of points of objection to this scheme from a nearby business, the LCC Traffic and Development Engineer raises no objections in principle to this application on highway safety grounds.  He notes that the revised plans indicate that there is sufficient parking conveniently located for the proposed office use.

SPACE FOR HIGHWAYS COMMENTS

In conclusion, whilst I am mindful of the comments from the adjacent business, given the existing uses and level of use on the site and the location of the proposal within the town centre of Longridge, the scheme submitted is not considered to cause a significant detrimental impact on the amenity of the area or on the amenity of the occupiers of nearby dwellings, nor will it have a significant detrimental impact on highway safety through parking issues. The proposal is therefore recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
The development must be begun not later than the expiration of three years beginning with the date of this permission.


REASON:  Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990.

2.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 11 January 2010.


REASON:  For the avoidance of doubt since the proposal was the subject of agreed amendments.

3.
The car parking spaces indicated on the amended plan dated 11 January 2010, drawing No 0701/2 shall be marked out in accordance with this approved plan, before the use of the offices hereby approved become operative.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to allow for the effective use of the parking areas.

4.
The use of the proposed offices in accordance with this permission shall be restricted to the hours between 0800 to 1800 Monday to Saturday, and there shall be no operation on Sundays or bank holidays.


REASON: To comply with Policy G1 of the Ribble Valley Districtwide Local Plan. The use of the proposed units outside these hours could prove injurious to the character of the area and in order to safeguard residential amenities.
