Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2011/0499/P

	Development Proposed:
	New shop front and access ramp, steps and railings at 42 Berry Lane, Longridge, Lancashire, PR3 3JJ.



	CONSULTATIONS: Parish/Town Council

	Longridge Town Council - No objection.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV16 – Development Within Conservation Areas.

Policy S4 - Shopping Policies - Longridge and Whalley.

PPS5 – Planning for the Historic Environment.

Planning (Listed Buildings and Conservation Areas) Act 1990.

Longridge Conservation Area Appraisal (adopted April 2007).



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

	The application seeks planning permission for a new shop front and ramped pedestrian access to no. 42 Berry Lane, Longridge. The site lies within the town centre of Longridge, within the Longridge Conservation Area, opposite the Co-Op Store. The property was previously the HSBC Bank, and was so for over 30 years, however it has been empty since June 2010. The property is of stone construction with a slate roof. The existing front elevation sees a doorway with an ornate stone lintel and feature pilasters connected to the adjacent front door of no. 44, and an existing ‘domestic style’ timber window and blocked up opening where an ATM once was. The fascia board also remains on the front elevation. The building is considered to be a ‘Building of Townscape Merit’ within the Longridge Conservation Area Appraisal.

The application seeks permission to create a new shop front to the property, complete with access ramp and new steps and railings. 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, as well as whilst not being considered a ‘traditional’ shop front, the property was considered to provide some merit to the Conservation Area as it was considered to be a Building of Townscape Merit. The proposal has been the subject of on-going negotiation with the Agent and Applicant, with the final scheme of external alterations proposed including the formation of a larger, more traditional, shop front window in the Berry Lane elevation, using new stone jambs and the insertion of new timber framed window and timber door to match. The opening has been reduced in size from that originally proposed, and also now sits on a raised cill, approx. 500mm above the finished floor level (ffl) of the shop. The scheme also includes the removal and replacement of the existing fascia that covers the entire frontage of the unit with a smaller board just above the new opening, which will also allow the stone detailing above the doorway to become visible (as above the entrance to no. 44-46 adjoining).

The new opening has been designed to match recent ‘shop front’ developments along Berry Lane, and given the existing frontage to the building, is considered to be a significant improvement on the present front elevation. The building is considered to be of ‘Townscape Merit’, despite the obvious incongruous nature of the existing frontage to the building, and as such special regard was had in respect of the proposed works. Initial schemes submitted by the Agent were considered inappropriate due to the size and scale of the proposed opening, however the scheme submitted on the 10th of October was accepted as the proposed works were considered to best reflect the style, design and materials of the rest of the building in question, as well as reflecting other shop fronts along Berry Lane. It is for these reasons that 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, as well as the guidance provided within National Policies, and as such is 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: Various








