Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2013/0470/P

	Development Proposed:
	Proposed change of use of the Duke William Inn into 3 dwellings.  Duke William Hotel, 30 Chapel Hill, Longridge, Lancashire, PR3 3JY.



	CONSULTATIONS: Parish/Town Council

	Longridge Town Council – The Council has no objection to this application.  The Council notes that this development is within the Conservation Area and considers that the frontage of the building should be preserved.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (Highways) – Whilst I would raise no objection to the proposal in principle, the proposed access to the car park will need improvement.  When considering the potential redevelopment of the car park, alternative vehicle access points are not available and direct access onto Lower Lane would be resisted due to poor sight lines to the south.  Consideration should therefore be given at an early stage as to how to develop an acceptable joint access to the whole site.


	CONSULTATIONS: Additional Representations.

	RVBC Engineers have requested that a contaminated land condition be imposed on any approved scheme.  This is in order to monitor the site during works in case any adverse ground conditions arise.



	RELEVANT POLICIES:

	NPPF.

Policy G1 - Development Control.
Policy ENV16 – Development in Conservation Areas.

Policy ENV17 – Details required with proposals in Conservation Areas.
Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

Policy EMP11 – Loss of Employment Land.

Policy DMG1 of the Core Strategy (Regulation 22 Submission Draft).
Policy DME2 of the Core Strategy (Regulation 22 Submission Draft).
Policy DME4 of the Core Strategy (Regulation 22 Submission Draft).

Policy DMH4 of the Core Strategy (Regulation 22 Submission Draft).

Policy DMH5 of the Core Strategy (Regulation 22 Submission Draft).

Policy DMB1 of the Core Strategy (Regulation 22 Submission Draft).

Key Statement EN5 of the Core Strategy Regulation 22 Submission Draft.

Key Statement EC1 of the Core Strategy Regulation 22 Submission Draft.
Longridge Conservation Area Appraisal (April 2007).

Planning (Listed Buildings and Conservation Areas) Act 1990.



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

	This application relates to the premises the Duke William Inn located on Chapel Hill, Longridge.  Planning permission is sought for the conversion of this building into three residential properties comprising two, two-bed properties and one, three bed property.  The proposal will require the alteration of existing window openings as well as the additional window openings, however the overall footprint of the building will be reduced as the scheme also includes the demolition of two existing single storey rear extensions and a single storey outbuilding.  The proposal is to create three separate garden areas within the land to the rear of the building once this has been achieved, and parking for the three units will be created to the south of the garden areas.  Each unit will have two spaces.

The building to be converted is noted as being of ‘Townscape Merit’ within the Longridge Conservation Area Appraisal, and it sits within the recently designated St Lawrence’s Church Conservation Area (April 2007).  This area is part of a small group of 17th. 18th and 19th century cottages and houses of a smaller settlement that developed around St Lawrence’s Church sometime after the 14th century development of Longridge.  The building subject to this application was constructed in 1914 on the site of a former farmhouse, and is therefore one of the newest, historic developments within this location.  The building sits to the northern end of the site with a large car park to the south, and access to this is via an existing entrance off Chapel Hill.

The main issues with this application relate to the principle of the development, the visual impact on the character and setting of the Conservation Area, what affect the proposed change of use and the external/internal alterations may have with regards to its visual impact on the building, whether the scheme will have an impact upon the amenity of the occupiers of adjacent dwellings and whether the scheme will have an adverse impact upon highway safety at this location.

The NPPF that advocates a presumption in favour of sustainable development unless any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, and that relevant policies for the supply of housing should not be considered up to date if the LPA cannot demonstrate a five year supply of deliverable guidance.  As at 1 April 2013, Ribble Valley can demonstrate a 5.81-year supply of housing including a 10% allowance for slippage, but no detailed site adjustments for deliverability.  There are no provisions within the NPPF to advocate resisting development ‘in principle’ once a five year supply of deliverable sites is achieved.  Paragraph 51 of the NPPF also provide important guidance noting that ‘Local planning authorities should identify and bring back into residential use empty housing and buildings in line with local housing and empty homes strategies.  They should normally approve planning applications for change to residential use and any associated development from commercial buildings where there is an identified need for additional housing in that area, provided that there are not strong economic reasons why such development would be inappropriate.’  With respect to the loss of an employment use on this site, the public house was closed completely around October/November 2012.  The occupiers then had been operating under a temporary management arrangement, with the premises been offered openly on the market To Let for over nine months.  The premises were closed permanently following trading difficulties, this mainly down to the pubs location, the competition and the general economic climate.  There are in excess of 80 licensed premises within approximately 3 miles of this site, with 20 within Longridge itself.  Prior to this, the previous owners of the premises went into liquidation in November 2011 having failed to trade successfully/viably for a period of time.  The premises have been placed on the open market for sale since December 2012, as well To Let, however despite receiving over ten enquiries, there have been no offers made.  On this basis, I am satisfied that the information submitted accords with the provisions of Policy EMP11.  Therefore in land-use terms, the principle of developing the site for a residential use is considered entirely acceptable subject to its compliance with other relevant plan policies.

In respect to the impact of the scheme on the setting and character of the Conservation Area, Paragraph 17 ‘Core Planning Principles’ of the National Planning Policy Framework notes that planning should ‘conserve heritage assets in a manner appropriate to their significance, so that they can be enjoyed for their contribution to the quality of life of this and future generations’, with Paragraph 126 stating that local planning authorities should recognise that 'heritage assets are an irreplaceable resource' which should be conserved in a 'manner appropriate to their significance’.  Local planning authorities should also take into account 'the desirability of sustaining and enhancing the significance of heritage assets ... the wider social, cultural, economic and environmental benefits that conservation of the historic environment can bring ... the opportunities to draw on the contribution made by the historic environment to the character of a place'.  These paragraphs highlight the importance of the conservation, preservation and enhancement of the Conservation Area as important considerations when assessing this proposal.
Paragraph 131 also provides advice when determining planning applications, noting that local planning authorities should take account of:

· the positive contribution that conservation of heritage assets can make to sustainable communities including their economic vitality; and

· the desirability of new development making a positive contribution to local character and distinctiveness.

Paragraph 132 provides more advice when considering the impact of a proposed development on the significance of a designated heritage asset, with paragraph 134 noting that where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighed against the public benefits of the proposal.

The existing premises plays a key element of the setting of, and views into and out of, the Conservation Area due to its striking front elevation, and its position as a dominant feature within the streetscene.  This elevation predominantly features three characteristic bay windows terminated with half-timbered gables, which afford the building a mock Tudor/gothic appearance fronting Chapel Hill and Lower Lane.  The proposed scheme seeks only minor alterations and additions to the front and side elevations of the premises, with the major works being conducted on the rear elevation.  This is due to the removal of two single storey rear extensions and a single storey outbuilding and the insertion of a number of additional openings to facilitate the appropriate conversion of the building into three dwellings.  Being mindful of Section 72 (1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 that states ‘in the exercise of planning functions, special attention shall be paid to the desirability of preserving or enhancing the character or appearance of a conservation area’, I consider that the proposed scheme will preserve the character and appearance of the Conservation Area by virtue of its sympathetic conversion, and by virtue of bringing the building back into use, this location will also be enhanced.  I am also mindful of paragraph 60 of the NPPF that states that ‘It is proper to seek to promote or reinforce local distinctiveness’, and in this case it is considered that the design has utilized elements of the existing building.  This is enforced by paragraph 61 of the NPPF that highlights that ‘planning policies and decisions should address the connections between people and places and the integration of new development into the natural, built and historic environment.’  The proposed materials to be used in the conversion match those currently within the building, and as such the scheme is considered to make a positive contribution to the locality.  The justification of bringing an existing, empty building back into use as three new dwellings to add to the required housing need within Longridge is accepted as a significant public benefit, and given the safeguard to the character, setting and appearance of the Conservation Area provided by the scheme, the proposal is considered to be in compliance with the requirements of the national guidance.

Specific guidance on proposals to convert buildings to dwellings is also provided within Local Plan Policies H15, H16 and H17.  Whilst it is acknowledged that these saved policies are more readily associated with the conversion of rural buildings, they fall within the section of the Districtwide Local Plan that conversion of barns and other buildings to dwellings and thus offer important guidelines for building conversions.  In more detail, Local Plan Policy H16 notes that “the character of the building and its materials are appropriate to its surroundings and the building is worthy of retention”.  In assessing the scheme against the above policies, I have the following additional comments to make.

FRONT (EAST) ELEVATION

The scheme proposes one roof light within this elevation.  This minor alteration respects the form and character of this key elevation, and as such I have no objections to this element of the proposal.  There are no other alterations proposed to the front elevation.

SIDE (NORTH) ELEVATION

The main visible alterations on this elevation are the removal of the two large ground and first floor windows in the centre of the elevation, and their replacement with a smaller bathroom window and a front door for the end property.  The existing kitchen window is also being replaced.  This elevation is rendered in a cream colour, so providing this is repaired once works have been carried out, this particular element will not have a significant impact on views from Chapel Hill or Fell Brow.

SIDE (SOUTH) ELEVATION

This currently blank elevation also sees the insertion of an additional window in the first floor (bathroom), and the insertion of a front door for this new end property.  As noted within the above paragraph, this elevation is rendered in a cream colour, so providing this is repaired once works have been carried out, this particular minor element will not have a significant impact on the setting of the Conservation Area, or upon the character of the building.

REAR (WEST) ELEVATION

This elevation will be the most altered, yet least visible, element of the scheme.  At present this elevation is home to two single storey extensions, one a lean-to, the other a flat roofed extension, and the existing openings are scattered across the first floor in an array of varying sizes and positions.  The new fenestration proposed will be entirely screened from public vantage points due its location on this well screened elevation, and whilst the window sizes are more modern in size, they will not impinge upon the more important, historic front elevation, and would not, in my opinion, significantly detract from the appearance of the building.  In considering this, I am mindful of Paragraph 131 of the NPPF that advises that local planning authorities should take account of the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable uses consistent with their conservation (the scheme retains the important front elevation in tact), and the positive contribution that conservation of heritage assets can make to sustainable communities including their economic vitality (the scheme is bringing a currently disused building back into use); I therefore consider the scheme acceptable.
The main features of this building that are visible from the streetscene are the historic window and door openings on the front elevation, and in retaining these in situ, there is now no impact on these important character features, and the historic simplicity of the buildings character is retained.  Being mindful of guidance within the NPPF regarding the desirability of putting heritage assets to viable uses consistent with their conservation, the positive contribution that conservation of heritage assets can make to sustainable communities and the desirability of new development making a positive contribution, I consider that the scheme proposes a design that will have an acceptable impact on the character and significance of the building, and its approval would not significantly harm the character and appearance of the property or the local area.

With regards to the schemes impact on highway safety, the County Highways Engineer has raised no objection to the proposal in principle, however he noted that the proposed access to the car park would need improvement.  He also highlighted that when considering the potential redevelopment of the car park, as alternative vehicle access points are not available and direct access onto Lower Lane would be resisted due to poor sight lines to the south, consideration should be given at an early stage as to how to develop an acceptable joint access to the whole site.  On this basis, in order to clarify and agree the final access method from Chapel Hill, a suitable condition will be imposed to ensure that a detail scheme is submitted to and agreed in writing with the Highways Engineer and the Council prior to works commencing on site.

On this basis, it is considered that the submitted scheme will have an acceptable visual impact upon the character, setting and appearance of this building, due to the limited impact it will have on its significance.  On the basis of the above, having assessed the proposed scheme in line with the above relevant Policies and Guidance it is therefore recommended accordingly.


	SUMMARY OF REASONS FOR APPROVAL: 

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the character of the building or adverse affect upon the setting of the Conservation Area, and nor would its use have an adverse impact on highway safety. 



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 04/06/2013














