Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2012/1095/P

	Development Proposed:
	Creation of a new single storey dwelling to rear of 4 Stanley Street and Sharples Court, Longridge, Lancashire, PR3 3NJ, following demolition of remains of derelict barn.


	CONSULTATIONS: Parish/Town Council

	Longridge Town Council – No observations or comments have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways Officer – No objection to the proposal on highway grounds.


	CONSULTATIONS: Additional Representations

	Two letters have been received from occupiers of adjacent dwellings, one signed on behalf of the occupiers of four dwellings, and the following points of objection have been made,

1. Parking around the site is not established nor is it viable due to restrictions in place (1 hour parking),

2. Loss of privacy from the opening lights over the kitchen,

3. Insufficient parking available nearby or on-street,

4. Residents of this new dwelling will obviously park right outside this property thereby restricting our available parking spaces,

5. Lack of amenity space for the properties,

6. Lack of space for bins,
7. Disruption during the development, and
8. Scheme is totally overdeveloping the site.


	RELEVANT POLICIES:

	NPPF.

Policy G1 - Development Control.

Policy ENV16 – Development within Conservation Areas.

SPG – “Extensions and Alterations to Dwellings”.

Longridge Conservation Area Appraisal.

Addressing Housing Need in Ribble Valley.

Planning (Listed Buildings and Conservation Areas) Act 1990.

Core Strategy 2008/2028 Regulation 22 Submission Draft Policies

Policy DMG1 – General Considerations.

Policy DME4 – Protecting Heritage Assets.



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

	The site lies within the town centre of Longridge within the Longridge Conservation Area.  This application seeks permission for the creation of a new dwelling to the rear of 4 Stanley Street following the demolition of remains of derelict barn.  The adjacent properties on Stanley Street, Berry Lane and Warwick Street are all considered to be a ‘Buildings of Townscape Merit’ within the Longridge Conservation Area Appraisal, however the buildings and properties within the courtyard of Sharples Court are not.  The LCC County Surveyor raises no objections to this proposal due to its town centre location.  The town centre plot is situated conveniently for all local amenities, well placed for public transport services and within easy walking distance of public off street car parks. Therefore the lack of additional on-site parking provision does not give rise to any highway safety concerns.  The Agent has sought Pre-Application advice for a scheme at this site.

Paragraph 14 of the NPPF notes ‘At the heart of the National Planning Policy Framework is a presumption in favour of sustainable development.’  For decision-taking this means approving development proposals that accord with the development plan without delay and where the development plan is absent, silent or relevant policies are out of date, granting permission unless:

· any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when assessed against the policies in this Framework taken as a whole; or

· specific policies in this Framework indicate development should be restricted.
Given the sites location within the town centre of Longridge, a main service centre, the principle of the proposed small-scale housing development is considered acceptable.

Despite the principle of the development being acceptable in Policy terms, with regards to the impact on this location within the Longridge Conservation Area, Policy ENV16 emphasises 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’.  Policy G1 also states that ‘Proposals will be expected to provide a high standard of building design and landscape quality, and development which does so will be permitted unless it adversely affect the amenities of the surrounding area’, and also that ‘Particular emphasis will be placed upon visual appearance and the relationship to surroundings as well as the effects of development on existing amenities.’  On the basis of the above Policies and Guidance, there is a particular emphasis on proposals,

· being visually acceptable,

· having an acceptable relationship with their surroundings,

· having a high standard of building design and landscape quality,

· not adversely affect the amenities of the surrounding area, and

· reflecting the character and appearance of the area, and

· preserving and enhancing the area.

Having considered the above criteria, the proposed single storey dwelling to the rear of no. 4 Stanley Street is considered entirely acceptable.  Whilst a number of objectors highlight the scheme is an overdevelopment of the site, the dwelling will be built within an already enclosed yard area so in terms of additional impact on the adjacent neighbours via the built form this is negligible.  An additional unit will of course create additional movements between the site and Berry Lane, however as this is a one-bedroom property, this further impact will again be negligible.

The construction materials and the design of the property are considered appropriate for this location, and as such the scheme will have an acceptable visual impact upon the locality.  The occupiers of adjacent properties have raised concerns regarding the location of the windows on the new building however due to their orientation and the position on the roof in relation to the habitable room windows of the properties opposite, I do not consider that they will have an impact on the privacy of the occupiers of these dwellings.  Concern has also been raised regarding the storage of waste bins, however as there are two areas that could house the required bins, I have no objections on this basis.

On this basis, the overall design of the scheme has utilised the features of the adjacent properties and is considered a sympathetic scheme.  I am therefore of the opinion that the proposal as now submitted would have an acceptable relationship with its surroundings, would reflect the character and appearance of the adjacent dwellings in the area and would have no significant impact on the amenities of the occupiers of adjacent dwellings.  The proposal is therefore considered acceptable when considered against Local and National Plan Policy, and the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, it would not have an adverse visual impact or adverse affect upon the setting of the Conservation Area, and not would it be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.
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