Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2013/0545/P 

	Development Proposed:
	Proposed single storey rear extension and internal alterations at 3 Fleming Square, Longridge, Lancashire, PR3 3RT.



	CONSULTATIONS: Parish/Town Council

	Longridge Town Council – No objections.



	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 H10 – Residential Extensions.

Policy ENV16 – Development within Conservation Areas.

Supplementary Planning Guidance - "Extensions and Alterations to Dwellings".

Core Strategy 2008-2028 – A Local Plan for Ribble Valley Regulation 22 Submission Draft

DMG1 – General Considerations.

DME4 – Protecting Heritage Assets.
DMH5 – Residential and Curtilage Extensions.

Longridge Conservation Area Appraisal 2007.

Planning (Listed Buildings and Conservation Areas) Act 1990.


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

	This application seeks planning permission for the erection of a single storey extension to the rear of, and internal alterations to, no. 3 Fleming Square, Longridge.  The property lies within the Longridge Conservation Area.  The property is considered to be a Building of Townscape Merit (Longridge Conservation Area Appraisal 2007).

Paragraph 132 of the NPPF is considered to be important when considering the impact of a proposed development on the significance of a designated heritage asset (Longridge Conservation Area), as it notes that ‘great weight should be given to the asset’s conservation, and the more important the asset, the greater the weight should be.  Significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting.  As heritage assets are irreplaceable, any harm or loss should require clear and convincing justification.  Paragraph 134 continues 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, including securing its optimum viable use.

Fleming Square consists of five terraced properties and one detached property accessed off Market Place in Longridge, close to the Palace Cinema.  The properties are stone built with slate roofs and are only visible from Market Place or from the properties to the rear.  There are no public viewpoints from outside the Conservation Area.  The front elevations of these five terraced properties offer visual merit to the historic nature of the Conservation Area, however rear elevations offer little to its setting.  On this basis, I do not consider that the proposed scheme will have a significant or detrimental impact upon the setting of the Longridge Conservation Area.

With regards to the visual impact upon the Building of Townscape Merit, the scale, design and use of materials proposed are considered appropriate in this locality, and as such will have an acceptable impact upon the character of the property.

With regards to the impact of the proposed extension on the amenity of the occupiers of the adjoining dwellings, I have assessed the scheme using the BRE method and during my site visit.  The extension will be added to the southern facing elevation of the property so any existing windows within existing southern facing extensions will be unaffected.  Side windows within these extensions that face towards no. 3 Fleming Square will receive a reduced level of sunlight due to the position and scale of the new extension, however due to the orientation of the properties (the fact the rear faces south) I do not consider that this loss is so significant that it would warrant the refusal of this modest extension.

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 and enhance the character and appearance of this location within this Conservation Area in compliance with the relevant Local and National Planning Policies, and I recommend 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 upon the character or setting of the property or the Longridge Conservation Area.



	RECOMMENDATION: That planning permission be granted.


DATE INSPECTED: 18/07/2013











