Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/0577/P

	Development Proposed:
	Change of use from offices to two shop units with two flats at first floor and alterations to forecourt including; alteration of existing entrance steps and repositioning of gateposts, addition of matching stone steps and pair of gateposts with the installation of metal railings at the north-west corner of the forecourt at 44-46 Berry Lane, Longridge, PR3 3JJ

	CONSULTATIONS: Parish/Town Council

	Longridge Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy ENV16 – Development within Conservation Areas

Longridge Conservation Area Appraisal

National Planning Policy Framework

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

	The application relates to two vacant A2 office properties on Berry Lane, Longridge on the corner of Humber Street.  The buildings are designated as Buildings of Townscape Merit on the map accompanying the Longridge Conservation Area Appraisal.

Permission is sought to change the use of the ground floors of both properties to two A1 Shop units with the first floors being changed to self contained flats.  Permission is also sought for alterations to the forecourts of the properties including alteration of existing entrance steps and repositioning of gateposts and the addition of another set of stone sets and pair of gateposts.  The works would involve the installation of metal railings in the northwest corner of the forecourt to no.44 directly adjacent to Humber Street.

In relation to the proposed change of use from offices to retail use, the NPPF wholly supports this type of economic development which seeks to support the vitality of Longridge’s principal shopping area/ town centre.  I am therefore supportive of this development.  The creation of self contained flats at first floor level will not affect the retail element of the proposals and would help to ensure the proposals remain viable contributing to a prosperous economy.

With regards the impact the works would have on the character and appearance of Longridge Conservation Area, the change of use would not have any impact, however, external alterations to the two buildings are proposed and these must be fully considered in line with the Town and Country Planning (Listed Buildings and Conservation Areas) Act 1990 which requires LPAs to have special regard to preserving and enhancing their character and appearance.

The creation of self contained flats would involve the insertion of two doorways (one on each of the properties) at the rear of each building.  I recognise that these are buildings of historical interest and are designated heriatage assets by virtue of them being defined as Buildings of Townscape Merit within the Conservation Appraisal and note that the creation of doorways would interrupt the solid-void ratio which currently exists on these stone properties.  However, I consider the effect to be outweighed by the need to bring vacant office/ commercial properties back in to use.  The lowest part of the rear elevations are enclosed by a stone boundary wall and as the properties back on to Humber Street, the effect on visual amenity will be negligible.  The significance of the conservation area will be weakened ever so slightly, but not significantly so as to justify refusing the application on this ground.

With regards the alterations proposed at the front of the properties; no.44 has a distasteful shop front, which seriously detracts from this Building of Townscape Merit, and the entrance to both properties is shared and somewhat confusing.  The relocation of one pair of gateposts and the insertion of another pair of gateposts and another set of steps leading to the front door will, in my opinion, be a visual improvement to the current arrangement and would enhance the existing street scene and the visual appearance of the two properties, and as such would lead to an enhancement to the character and appearance of the conservation area.  The proposed railings along the north-western boundary (needed for health and safety reasons due to the difference in ground levels between the front of no. 44 and Humber Street) are also an acceptable addition which would smarten the appearance of this unattractive shop front.

For all of the above reasons I thus recommend the application accordingly.

NOTE

The application initially sought consent for Air to Air Heat Pumps which were subsequently removed from the scheme due to objections being received from the Environmental Health section that they would have resulted in un-neighbourly development due to their noise emissions and their impact on the visual amenities of the conservation area due to their high level position on the buildings and their appearance.  They were removed from the scheme was subsequently amended plans were received dated the 23 August 2012. 

	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 27 July 2012














