Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/0955/P

	Development Proposed:
	Formation of two bed flat over Tony’s Chippy including erection of external rear staircase and insertion of 1 no. rooflight to front and 1 no. rooflight to rear at Tony’s Chippy, 23 Market Place, Longridge, PR3 3RR.

	CONSULTATIONS: Parish/Town Council

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

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways – No objections to the proposal.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Districtwide Local Plan

Policy G1 – Development Control

Policy G2 – Settlement Strategy

Policy ENV16 – Development within Conservation Areas

Policy SPG – Extensions and Alterations to Dwellings

Longridge Conservation Area Appraisal

Regulation 22 Submission Draft Core Strategy

DMG1 – General Considerations 

DMG2 – Strategic Considerations

DME4 – Protecting Heritage Assets

National Planning Policy Framework

Achieving Sustainable Development

Section 12 – Conserving and enhancing the historic environment

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

	The premises to which this application relates is a mid terrace unit to the south of Market Place, a building designated as a Building of Townscape Merit within Longridge Conservation Area.

Matters for consideration are the principle of development and the impact of the works proposed in terms of the the conservation area, neighbouring amenity and highway safety.

In respect of the principle of development the property is located within the centre of Longridge, one of the borough’s key service centres, and is thus in a sustainable location.  I am therefore of the opinion that the scheme does, in principle, accord with both the settlement strategy criteria within the Districtwide Local Plan and the strategic considerations of the Submission Draft Core Strategy, thus it is the other above mentioned matters that warrant further consideration.

In terms of the conservation area, the building in question is located on Market Place, by its very nature a historical important place, and which is still a commercial/ retail hub.  The building is designated as a building of Townscape Merit within Longridge Conservation Area Appraisal and is thus considered to be a designated heritage asset.  The existing business, a chip shop, would remain; therefore the building would remain in business/ employment use.  The proposal involves converting the first and second floors of the building to a self contained flat that would be accessed from the rear via a steel external staircase.  The staircase would have two flights of stairs and would project from the rear wall of the property by approximately 1.8m.  The rear of the property is visible from a pathway which leads from Market Place down to Mellor Court.  I do not consider that the proposed staircase would overly detract from the character and appearance of the conservation area or the building itself.  With regards the proposed roof lights; a number of roof lights already exist on this short row of terrace properties and although I recognise that roof lights can detract from the unadorned roofscape of properties, however, given the precedent already set, the proposed single roof light on both the front and rear roof planes would not appear particularly out of keeping with this terrace row. 

In respect of residential of potential impact on neighbouring amenity, the property is located between other commercial properties, the only window on the rear that would be affected appears to be in commercial use, serving the next door chip shop.  Even if this window served a residential habitable room, the proposal still complies with the Council’s BRE guidelines which are given within the Council’s SPG on extensions and alterations to dwellings.

With regards highway safety, the LCC Highway Engineer has raised no objections to the proposal, therefore, having regard to all of the above, I am of the opinion that the sub-division of the first and second floors to a self contained flat would contribute to the housing provision in Longridge as well enable an existing business to have another source of income as well as securing the retention and maintenance of this building of townscape merit within the Conservation Area.  For these reasons, I thus recommend the 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.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 10 December 2012














