Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2012/0245/P

	Development Proposed:
	Existing rear storage demolition, proposed single storey rear to and two-storey to side, existing gate repositioned and internal alterations to the property (Re-submission of application 3/2011/0864/P) at 1 Whittingham Road, Longridge, Lancashire, PR3 2AA.



	CONSULTATIONS: Parish/Town Council

	Longridge Town Council – No objections to this applications but Councillors stress the importance of thorough consultation with neighbours.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (County Surveyor) – No objections to this proposal.


	CONSULTATIONS: Additional Representations.

	Two letters have been received from local neighbours, with a signed petition attached to one.  The letter and signed petition refer to the potential use of part of the shop as a ‘Subway’ and the increased hours of opening that have been applied for under a separate licensing application.  The application submitted does not refer to either of these points, and as further separation of the property may require further consent to it being a separate use and the hours of opening are not something that can be controlled within this planning application, they are not considered relevant to the current application.  The author of the letter was contacted on the 16th of May in order to clarify the stance of both their letter and the signed petition, which in itself makes specific reference to the licence being extended to 11pm and the problems this would cause (which is being dealt with a current licensing application).  It was noted by the author that the petition was signed in relation to the licensing extension proposal and the potential use of the shop to serve food, not in relation to the proposed planning application, indeed the letter stipulates that the petition is against the business opening a Subway. SEE FILE NOTE.

The second letter objects specifically to the proposed development for the following reasons,

1. Loss of light,

2. Loss of trees,

3. Insufficient parking,

4. Impact on highway safety, and

5. The building looks nothing like the approved plans.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G2 – Settlement Strategy.

Policy ENV16 - Development Within Conservation Areas.

Policy EMP7 – Extensions/Expansions of Existing Firms.

Policy T1 – Development Proposals – Transport Implications.

NPPF.

Historic Environment Planning Practice Guide (HEPPG, March 2010).
Longridge Conservation Area Appraisal (adopted April 2007).

Planning (Listed Buildings and Conservation Areas) Act 1990 (as amended).

‘Setting of Heritage Assets: English Heritage Guidance’ (EH, October 2011).


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

	This application seeks an amendment to a recently approved planning permission.  The two main alterations proposed are the raising of the ridge of the two-storey extension to match the ridge height of the main dwelling and the use of render on the western and southern elevations of the building.

As with the previous scheme, the main issues to consider with respect to this application are the design of the scheme, the potential impact the proposal will have on the character of the building and its setting within the Longridge Conservation Area, and whether it will have an impact on the amenity of occupiers of nearby dwellings.  The principle of the development has already been accepted and as the footprint of the proposal has been accepted, it is still considered to have a limited and acceptable impact on the amenity of the occupiers of the adjacent properties.  However, the design of the proposal and its impact on views into and out of, and the setting of, the Longridge Conservation Area, are considered to be the most important factors when considering this application.

In assessing the impact of the proposal on the Longridge Conservation Area and the consideration that the building in question is considered to be of ‘Townscape Merit’, the following relevant Acts and Policies are considered important when considering this proposal.  Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 places the duty on a LPA to pay special attention to the desirability of preserving or enhancing the character or appearance of a conservation area when considering development proposals.

Policy ENV16 of the RVDLP states ‘The desirability of preserving or enhancing the character or appearance of a conservation area will also be a material consideration in deciding development proposals outside the designated area which would affect its setting or views into or out of the area’.

The National Planning Policy Framework (27 March 2012) states at Paragraph 17 ‘Core Planning Principles’ that Local Planning Authorities should ‘conserve heritage assets in a manner appropriate to their significance, so that they can be enjoyed for their contribution to the quality of life of this and future generations’.  With regards to the design of proposed schemes, Paragraph 56 states, “The Government attaches great importance to the design of the built environment. Good design is a key aspect of sustainable development, is indivisible from good planning, and should contribute positively to making places better for people”; and Paragraph 60 states “Planning policies and decisions should not attempt to impose architectural styles or particular tastes and they should not stifle innovation, originality or initiative through unsubstantiated requirements to conform to certain development forms or styles. It is, however, proper to seek to promote or reinforce local distinctiveness”.

Paragraph 131 of the NPPF states “In determining planning applications, local planning authorities should take account of:

●
 the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable uses consistent with their conservation;

● 
the positive contribution that conservation of heritage assets can make to sustainable communities including their economic vitality; and

● 
the desirability of new development making a positive contribution to local character and distinctiveness”.
The ‘Setting of Heritage Assets: English Heritage Guidance’ (EH, October 2011) is also worth considering as it considers that,

· The cumulative impact of incremental small-scale changes may have as great an effect on the setting of a heritage asset as a large-scale development,
· The setting of some heritage assets may have remained relatively unaltered over a long period and closely resemble the setting in which the asset was constructed or first used. The likelihood of this original setting surviving unchanged tends to decline with age and, where this is the case, it is likely to make an important contribution to the heritage asset’s significance, and

· The recognition of, and response to, the setting of heritage assets as an aspect of townscape character is an important aspect of the design process for new development, and will, at least in part, determine the quality of the final result.
The 1886 - 1894 OS maps show that the existing building subject to this application has remained virtually unchanged from the late C19, hence its likely inclusion within the Conservation Area boundary. As noted in the previous application report, the main commercial entrance to the property (considered to be the side elevation due to the properties address being Whittingham Road) faces onto the roundabout that joins Whittingham Road, Derby Road, Preston Road and Kestor Lane, and it is this elevation that is considered to be the most prominent and visible from within the Conservation Area.  The use of render on less prominent elevations in this location is common and bearing in mind Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 which places the duty on a LPA to pay special attention to the desirability of preserving or enhancing the character or appearance of a conservation area when considering development proposals, and Policy ENV16 of the Ribble Valley Districtwide Local Plan which states that ‘The desirability of preserving or enhancing the character or appearance of a conservation area will also be a material consideration in deciding development proposals outside the designated area which would affect its setting or views into or out of the area’, given the proposed development and extension of this building involves the vast majority of work to the rear corner of the property, and completely out of sight from views into or out of the Conservation Area, the principle of the development complies with the current relevant Planning Policies as it seeks to preserve the setting and character of the Conservation Area.  The use of render and the subsequent raising of the ridge of the rear two-storey extension are therefore considered acceptable. 

The design of the extensions seek to compliment the existing features, rooflines, fenestration and materials of the existing property, and by virtue of their position on the property, effectively preserving the main character features and character frontage of the property, in line Paragraph 17 of the National Planning Policy Framework which states ‘the Government’s objectives for planning for the historic environment are to conserve heritage assets in a manner appropriate to their significance’.

On this basis, whilst I am mindful of the points of objection from the nearby neighbours, the design, scale and materials proposed for the extension are considered to be acceptable for this location as it will preserve the views into and out of, and the setting of, the Longridge Conservation Area, as well as preserving the defining features of this Building of Townscape Merit; and as the scheme will have an acceptable impact on the amenity of the occupiers of the adjacent properties, the application is therefore recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal is in accordance with the relevant policies and guidance relating to such development, as it would not have any seriously detrimental effects upon visual amenity, the amenities of nearby residents, highway safety and nor will it have an adverse affect upon the setting of the Conservation Area.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: Various














