
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT/AD

	Application No: 
	3/2012/0801/P

	Development Proposed:
	Existing East elevation fascia sign board re-sited to the North elevation, new fascia sign board to East elevation, existing window graphic removed and new polycarbonate window graphic installed into the existing window to East elevation and re-instate the poster frame to the North elevation (2 x fascias signs and 8 x other signs) at Stonebridge Off-Licence, 1 Whittingham Road, Longridge, Lancashire.



	CONSULTATIONS: Parish/Town Council

	Longridge Town Council – Subject to the proposals meeting the Conservation Area requirements, the Town Council has no objection to this application.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations

	No additional representations have been received.



	RELEVANT POLICIES:

	National Planning Policy Framework.

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Planning (Listed Buildings and Conservation Areas) Act 1990.

Longridge Conservation Area Appraisal (adopted April 2007).

Town & Country Planning (Control of Advertisements) (England) Regulations 2007.

RVBC Core Strategy 2008-2028 (reg.22 submission draft) Key Statement ENV5: Heritage Assets.

RVBC Core Strategy 2008-2028 (reg.22 submission draft) Policy DME4: Protecting Heritage Assets.


	POLICY REASONS FOR REFUSAL:

	Contrary to Local Plan Polices G1 and ENV16, Key Statement ENV5 and Policy DME4 of the RVBC Core Strategy 2008-2028 (reg.22 submission draft), guidance within the NPPF and Planning (Listed Buildings and Conservation Areas) Act 1990 – Adverse impact on character and appearance of Longridge Conservation Area.



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

	Planning permission was granted in February 2012 (with a revision granted in May 2012) for a larger extension to the existing A1 retail unit within the ground floor of this building.  This extension is almost complete and the applicant is now looking to rebrand the new shop with newer signage on the exterior, and at the same time remove the current temporary adverts on the building, some of which are at first floor level.

The scheme proposes a new illuminated fascia sign that stretches the full width of the east elevation (main entrance) of the shop, with the existing illuminated fascia being relocated to the north (side) elevation.  The scheme also proposes six new polycarbonate window style graphic boards to the east elevation (non-illuminated) with six of the existing poster frames on this elevation being moved to the north facing elevation in-between the doorway and the existing windows.  The new polycarbonate graphic boards all require consent due to their size and will be larger than the existing graphics boards that sit INSIDE the window frames.

The building lies just within the Longridge Conservation Area, and is a prominent, focal corner building within the Stonebridge Mill roundabout streetscene.  The scheme has been discussed with the Council’s Principal Planning Officer (Design and Conservation), Adrian Dowd, and he has made the following observations in relation to this application.

The Longridge Conservation Area Appraisal identifies the following guidance relating to assessing development within the Conservation Area as well as highlighting the weaknesses of previously approved development,

i. The Conservation Area is based on three main streets which all contain good quality 19th century stone building (Summary of Special Interest);

ii. Longridge is largely a 19th century town, mostly built after the new railway allowed greater industrial development from the 1840s onwards. There is a mixture of late 18th and 19th century stone buildings, in a variety of uses.  The Conservation Area is therefore defined by solid, stone built buildings, many of them two or occasionally three storey terraced houses (Architectural and historic character);

iii. The property is considered to be a Building of Townscape Merit making a positive contribution to the conservation area.  These are defined as “considered to be good, relatively unaltered examples, of their type where original materials and details, and the basic, historic form of the building, has survived.  Where a building has been adversely affected by modern changes and restoration is either impractical or indeed, not possible, they are excluded;
iv. Insensitive alterations to historic buildings, particularly windows, spoiling the conservation area’s historic character and appearance; (SWOT analysis: Weaknesses);

v. Encourage the use of traditional windows and doors in the Listed Buildings and Buildings of Townscape Merit within the Conservation Area; Improve the design of new shop fronts and discourage the use of deep fascias and unsuitable colours on existing shop fronts; Maintain and protect existing historic shop fronts (SWOT analysis: Opportunities);
vi. Poor quality shop fronts - Despite the presence of a number of attractive historic shop fronts, many of the commercial properties have modern shop fronts of no special merit (SWOT analysis: Threats); and

vii. Poorly designed shop fronts with little regard for the host building and the streetscene spoil the historic character and appearance of a building or street. (Improvements to the public realm).

The Longridge Conservation Area Management Guidance also provides further examples of where commercial properties and their appearance have been compromised by poorly designed shop fronts, noting that the most common problems are, amongst other things,
1. Use of garish colours,

2. Use of plastic lettering, and
3. Poor quality, modern lighting.

The Management Guidance also states that poor quality signage detracts from the character and appearance of the conservation area.
National guidance within paragraph 67 of the NPPF is most pertinent and states “Poorly placed advertisements can have a negative impact on the appearance of the built and natural environment. Control over outdoor advertisements should be efficient, effective and simple in concept and operation. Only those advertisements, which will clearly have an appreciable impact on a building or on their surroundings, should be subject to the local planning authority’s detailed assessment.  Advertisements should be subject to control only in the interests of amenity and public safety, taking account of cumulative impacts”.  Building of Townscape Merit status identifies the building as a positive contributor to the conservation area.  The extent and impact of proposed signage represents a remodelling of the façade and the loss of the most important positively contributing element of the building to the conservation area; therefore NPPF paragraph 138 and 134 would appear to apply.
With regards to Local Plan Policy, ENV16 ‘Development within Conservation Areas’ states that ‘Within Conservation Areas development will be strictly controlled to ensure that it reflects the character of the area in terms of scale, size, design and materials, and the desirability of preserving or enhancing the character or appearance of a conservation area will also be a material consideration’.

Having considered the above, due to the number of adverts proposed, their location, size, orientation (e.g. prominent horizontal fascia contrasting with verticality of openings), materials and graphic design (including typefaces and colours), the proposed signage will dominate both façades and obscure the architectural details (principally window and door openings and stonework) which give this prominent historic building its character.  The proposals are over-intensive and would not appear necessary to secure optimum viable use, and as such are not considered to be sustainable development and do not result in public benefit.  On this basis, they are considered to be out of keeping with traditional signage more commonly found in Conservation Areas and therefore detrimental to the character and appearance of the Longridge Conservation Area.  The application is recommended accordingly.


	RECOMMENDATION: That advertisement consent be refused.


DATE INSPECTED: 02/10/2012








