Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2012/0754/P

	Development Proposed:
	Retrospective planning for partial demolition of existing structures and erection of covered canopy and terrace, and the insertion of doors and windows to the rear (west) elevation on vacant land adjacent to Enterprise Works, Warwick Street, Longridge, Lancashire.



	CONSULTATIONS: Parish/Town Council

	Longridge Town Council – No observations or comments received within the statutory 21-day consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways Officer - No objection to this proposal.


	CONSULTATIONS: Additional Representations

	There have been no additional representations made.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy T1 – Development Proposals – Transport Implications.

National Planning Policy Framework.


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

	Retrospective planning permission is sought for the partial demolition of existing structures and the erection of a covered canopy and terrace, and the insertion of doors and windows to the rear (west) elevation of a recently constructed two storey commercial building on land off Warwick Street in Longridge town centre.  A nearby neighbour highlighted the unauthorised works and the application has been submitted to formalise them.

The main concern with regards to this proposal is the potential impact on neighbouring amenity by virtue of the location of the windows and covered canopy/terrace in relation to properties on Derby Road.  From a visual perspective, the covered canopy/terrace and the new windows and doors inserted in the building are not significantly visible from the street scene.  As they have been constructed in materials to match the existing building, I have no objections from this point of view.

With regards to the potential impact on the amenity of neighbouring, there are no objections to the ground floor level windows and doors due to the existing boundary treatments that surround the site.  The one area of concern was the potential overlooking of the rear yard areas of the properties along Derby Road that back onto the site, however having been to view the terraced area and assessed the potential overlooking, due to the roof angle over the single storey shop at ground floor, the privacy of the yard areas is maintained.  However there are some ground and first floor windows partially visible from the terrace.  Whilst the owner is not intending to use the terrace area all year round, he will place some of his furniture out there in good weather meaning that visitors will walk around up there.  On this basis, I am satisfied that this perception of overlooking could be overcome by the installation of a 1.5m high fence along the rear (west facing) edge of the terrace, and it is then unlikely that this would significantly impact upon the amenity of nearby neighbours.

On this basis, as the proposal will have an acceptable impact on highway safety, parking and the amenity of nearby residents and businesses, and given that the use proposed is considered acceptable at this location within the town centre, I recommend this application 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 conditional planning permission be granted.


DATE INSPECTED: Various 2012








