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	Date Inspected:
	14/09/2016
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Rear single storey pitched roof extension to rear of shop.

	Site Address/Location:
	59 Derby Road, Longridge, PR3 3JT. 

	


	CONSULTATIONS: 
	Parish/Town Council

	Longridge Town Council: No Objections

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The proposal raises no highway concerns and therefore Highways raise no objection to the proposal on highway grounds.

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN5 – Heritage Assets 

Key Statement EC1 – Business and Employment Development

Key Statement EC2 – Development of Retail, Shops and Community Facilities and Services

Policy DMG1 – General Considerations

Policy DME2 – Landscape & Townscape Protection

Policy DME4 – Protecting Heritage Assets

Policy DMB1 – Supporting Business Growth and the Local Economy

Policy DMR2 – Shopping in Longridge and Whalley

National Planning Policy Framework (NPPF)

The Town and Country (Listed Buildings and Conservation Areas) Act 1990

Longridge Conservation Area Appraisal

	Relevant Planning History:

3/2005/0631: First floor extensions and alterations to separate existing residential and commercial properties including new entrance ramp to comply with DDA (Approved no conditions).

3/1995/0687: Single Storey Kitchen Extension (Approved with conditions). 

3/1989/0442: Extension and new front to existing shop premises (Approved no conditions).

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site is a two storey end of terrace dwelling, located on the east side of Derby Road within the settlement of Longridge. The application property is within the Longridge Conservation Area and is designated as a Building of Townscape Interest in the associated Longridge Conservation Area Appraisal and is thus considered to be a designated heritage asset. The surrounding area is characterised by residential premises.

The ground floor of the property is currently used as an existing shop, Mary Frances. The shop fronts onto Derby Road and has existing signage located on the front of the property. Located to the rear/side of the property is a detached garage. The property has a separate first floor apartment which was created in 2005/2006 which was formerly the first floor accommodation to the shop.

	Proposed Development for which consent is sought:

Consent is sought for the erection of a rear single storey fl extension to rear of shop at 59 Derby Road, Longridge, PR3 3JT. The proposal will create an area for storage and a well-lit area for the embroidery process. 

The application will include the demolition of the existing brick party boundary garden wall which the property shares with No. 57 Derby Road. The proposed rear extension would project 9.450m from the rear elevation and would have a width of 6.603m. It would have a pitched roof, with an eaves height of 2.260m and a ridge height of 3.508m. It is proposed to face the south and east elevation with render and the north elevation will be faced with reclaimed brick from the demolished boundary garden wall. 

The proposal includes the insertion of a patent glazed north light in the north roof slope, the insertion of patio doors to the south elevation and a full length window to the east elevation. The proposal will be faced with timber windows frames and doors with stepped aluminium fascia. The roof will be constructed from grey single ply PVC membrane. 

A 1.212m wide path has been left to the rear of the application site between the proposed extension and the rear boundary. This would allow access to the neighbouring property No. 57 via a gate

	Visual Amenity, External Appearance, Listed Building and Conservation Area:

The application property is identified as a Building of Townscape Merit within the Longridge Conservation Area Appraisal and is considered to be a designated heritage asset. Section 72 of The Town and Country (Listed Buildings and Conservation Areas) Act 1990, states that the Local Planning Authority should pay special attention to the desirability of preserving or enhancing the character or appearance of a conservation area when considering the proposed development.

Policy DMG1 of the Ribble Valley Core Strategy states that ‘in determining planning applications, all development must protect and enhance heritage assets and their settings’ and Policy DME4 of the Ribble Valley Core Strategy which concerns itself with protecting heritage assets states:

‘Proposals within … conservation areas should not harm the area. This should include considerations as to whether it respects and safeguards the architectural and historic character of the area.’

Paragraph 17 of the National Planning Policy Framework relates to the ‘Core Planning Principles’ states that Local Planning Authorities 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’. 
Paragraph 131 of the National Planning Policy Framework requires local planning authorities whilst determining planning applications, to take account of ‘the desirability of new development making a positive contribution to local character and distinctiveness’.  
In terms of design of proposed schemes, paragraph 56 of the National Planning Policy Framework states, ‘The Government attaches great importance to the design of the built environment. Good design is a key aspect of sustainable development, is indivisible from good planning, and should contribute positively to making places better for people.’
The proposed extension would be positioned to the rear of the property. Being at the rear the proposed extension would not be prominent or highly visible within the conservation area, and in any case the simple pitched roof design and appearance would be in keeping with character of the area. In view of the above, it is considered that the proposed extensions would preserve the character and appearance of the conservation area in accordance with national and local policies. 

	Impact Upon Residential Amenity:

The adjoining property is No. 57 Derby Road and the proposed extension would result in a 9.450m long single storey extension along the shared boundary. The blank elevation of the proposed extension would replace the existing brick wall. No. 57 has a window in the rear elevation which is set close to this boundary and such an extension along the shared boundary would not normally be considered to be acceptable. However, the eaves height of the proposed extension would be the same as the maximum height of the existing wall 1.8m.
The existing boundary consists of the brick wall which has a length of 8.35m and a wooden fence panel of the same height. The proposed extension would project 9.450m. The rear garden of No. 57 Derby Road is very open aspect due to its length. The property itself benefits from natural light. It is also noted that the pitched roof of the proposal slopes away from No. 57.  As such, it is considered that the proposed extension would have no greater impact upon the amenity of this neighbouring property (through this window) than the existing boundary wall on site through outlook, loss of light or privacy. 

There are no windows proposed in the side elevation which would face into the rear garden of No. 57 Derby Road. Therefore it is considered that the proposed development would not have an unacceptable impact on the amenity of the neighbouring property through overlooking or perception of being overlooked. Should consent be granted a condition will be added preventing the installation of windows in this elevation. 

	Observations/Consideration of Matters Raised/Conclusion:

In conclusion, it is considered that the proposed development would not result in adverse harm to the appearance of the existing building and the surrounding area nor would it result in harm to the amenity of neighbouring residents. Due to the increase in popularity of the business additional floorspace is required to accommodate equipment, provide further work space and storage. The proposed development provides all of this. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be granted.


