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	Date Inspected:
	1/12/2021 and 4/1/2022
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	Refusal

	

	Development Description:
	Demolition of an extension, polytunnels and storage building and erection of extension to existing retail premises (use class E) at ground floor and five apartments above. Conversion of upper floor of existing building to create two apartments.

	Site Address/Location:
	53 to 57 Berry Lane Longridge

	

	CONSULTATIONS: 
	Parish/Town Council

	Support principle. Overlooking (neighbouring shop concern).

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	Recommend refusal. Residual cumulative impacts of the development are severe from inappropriate parking within the vicinity of the site and detriment to highway safety. Furthermore, no provision for disabled bays, electric vehicle charging points and the loading of goods by residents.

Lancashire Fire and Rescue Service:
Advice on access for fire appliances and water supplies for firefighting.


	CONSULTATIONS: 
	Additional Representations.

	37 letters of support:

Investment to town centre;
Homes for people setting out/ single bedroom;
Retail units provided;
Enhancement to conservation area.

6 letters of objection:

Insufficient parking and access for deliveries;
Disruption during building;
Excessive in height and scale (Warwick Street and Berry Lane);
Light deprivation and dominance of Berry Lane (rear yards to south);
Loss of privacy to properties on Berry Lane;
Foul sewer capacity;
Materials incongruous in conservation area;
Design as series of warehouses;
No additional employment;
No indication of sustainability in design, construction and use.


	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:
Key Statement DS1: Development 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
Key Statement DM12 - Transport Considerations

Policy DMG1 – General Considerations
Policy DMG2 - Strategic Considerations
Policy DMG3 - Transport and Mobility
Policy DME4 - Protecting Heritage Assets 
Policy DMR2 – Shopping in Longridge and Whalley
Policy DMB1 - Supporting Business Growth and the Local Economy

Planning (Listed Buildings and Conservation Areas) Act 1990 - ‘Preservation’ in the duty at section 72 of 
the Act means “doing no harm to” (South Lakeland DC v. Secretary of State for the Environment [1992]).

Longridge Conservation Area Appraisal

NPPF
NPPG

Longridge Neighbourhood Plan 2018 – 2028: 
Policy LNDP4 – Conserving and Enhancing Our Designated Heritage Assets 
Policy LNDP8 – Longridge Main Centre

	Relevant Recent Planning History:
3/2001/0421 – Change of use of garage area to retail floor space. PP granted 20/7/2001.
3/2001/0189 – Erection of temporary polytunnel structure to rear of building. PP granted 19/6/2001. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
Nos. 53-57 Berry Lane are two prominently sited stone and slate built, two-storey, terraced, retail 
properties within Longridge Conservation Area and Longridge Main Centre (historic buildings fronting 
Berry Lane only; land and polytunnel and store out buildings to rear outside DMR2 and within DMB1 
Employment Area).

The surrounding area is characterised by residential and commercial use.

Nos. 53-57 Berry Lane, adjoining buildings in the row contained by Stanley Street and Towneley Road, 
Nos. 1-13 Warwick Street, The Club Towneley Street and Nos 5-7 Towneley Street are Buildings of 
Townscape Merit in the Longridge Conservation Area Appraisal. 

The 1890s OS map identifies the land to the south of the Berry Lane terrace to be open (Warwick Street 
not constructed).

A fire at Swift’s Hardware occurred on the 28th April 2021  and was so severe that the shop had 
to close.

	Proposed Development for which consent is sought:
Planning permission is sought for the conversion of the Berry Lane historic building first floors to two apartments (market housing), demolition of modern rear extension, polytunnels and storage building and infill of the rear yard with a 2 ½ storey new build of three retail premises (use class E) at ground floor (Unit 1 linked to Berry Lane) with five apartments (market housing) above.

The new build comprises of 5 ranges constructed of random stone ground floor walls, zinc cladding to upper floor walls and roof and aluminium or plastic windows and doors.

It is proposed to re-model the Berry Lane elevation introducing doorways to the middle section of three and with a single fascia board across all sections.

The application form identifies that 8.5 full-time equivalent jobs are proposed (3.5 existing). Hours of opening 08:00 to 20:00 (M-F), 09:00 to 20:00 (Sat) and 09:00 to 19:00 (Sun and BH).   

	Impact upon the character and appearance of Longridge Conservation Area:

The Longridge Conservation Area Appraisal identifies the following relevant significance/issues:

“The conservation area is based on three main streets which all contain good quality 19th century stone building” (Summary of special interest).

“Long terraces of mill workers’ housing of the mid to late 19th century” (Summary of special interest).

“The north-western section of Berry Lane contains more regimented and continuous terraces, again with ground floor shops, than the opposite end of the street closer to the Market Place” (Berry Lane).

“The conservation area is therefore defined by solid, stone built buildings, many of them two or occasionally three storey terraced houses. These are interrupted in Berry Lane particularly by larger, more prestigious stone buildings providing other uses: religious, commercial and educational. Often these have large gables facing the street, contrasting with the more modest, mainly residential buildings, which have simple roofs facing the street with axial chimney stacks” (Architectural and historic character).

“The buildings are considered to be good, relatively unaltered examples, of their type where original materials and details, and the basic, historic form of the building, has survived” (Buildings of Townscape Merit).

“The buildings in Longridge are almost exclusively built out of sandstone extracted locally, mainly from the Tootle Heights quarries. Roofs are usually covered in sandstone stone slate or Welsh slate” (Building methods, materials and local details).

“There is a wide variety of shops in the conservation area, mostly with poorly designed modern shopfronts. Obtrusive signage and poor quality external lighting, and the use of garish colours, are common” (Shopfronts).

“The cohesive nature of the mainly 19th century townscape in the three principal streets”; “The prestigious mid-19th century buildings in religious, educational or commercial uses, mainly in Berry Lane” (Strengths).

“Insensitive alterations to historic buildings, particularly windows, spoiling the conservation area’s historic character and appearance”; “Poor quality shopfronts” (Weaknesses).

“Improve the design of new shopfronts and discourage the use of deep fascias” (Opportunities).

“many of the commercial properties have modern shopfronts of no special merit” (Threats
The proposal’s design reference is the “Old Corn Mill” (see 6.11 of Planning Statement and Design and Access Statement; NB - not identified as a Building of Townscape Merit in the Longridge Conservation Area Appraisal). The agent confirms that this is a post-1935 industrial/storage building of brick with modern cladding of brick and steel profile sheets. It is on the site of a cereal mill (the form of which is not known) 
Therefore, the proposed development is not sympathetic to its context and conservation area significance in its scale (2 ½ storey), massing (infill of rear yards with five 2 ½ storey ranges of greater depth than Berry Lane properties), materials (zinc/aluminium/plastic when “The buildings in Longridge are almost exclusively built out of sandstone”) and form (dominating and incongruous structures at the rear of the main street 2 - storey historic stone terrace does not respect the ‘urban grain’ and undermines the legibility of the townscape e.g. supplants the distinction/impact of historic and prestigious religious, commercial and educational buildings with gables to the street).

The Longridge Conservation Area Management Guidance identifies in this respect:

“The “urban grain” is the pattern of the arrangement and size of buildings and their plots. It is an important part of the character of the conservation area and should be protected … appreciation of the local townscape and how it has developed, including prevailing building forms, materials and plot ratios. This is particularly important on “backland” sites where new development potential is very limited and must always be secondary in character to the more important primary buildings facing the main street”.

“Scale is the combination of a building’s height and bulk when related to its surroundings. The scale of any development should respect surrounding development … Density is the amount of development (measured in terms of floor space or number of housing units) related to the site area it occupies … care must be taken to ensure sites are not overdeveloped”.

“Generally, the height of new development should match the adjoining buildings”.

“The emphasis in any new development or proposed alteration must always be on the need to provide a high quality of design. Consideration of scale, density, height and massing may be used to set out the basic form of the new building(s), including roof shape, roof pitch, height, depth of plan and, most importantly, the relationship of the new buildings to existing surrounding buildings and to the street”.

“Key design principles: All new development should seek to:

… Maintain the historic pattern of development by respecting the historic grain associated with historic plots and the historic morphology of development in the immediate area

… Respect the historic hierarchy of development and detailing between principal and secondary street frontages and within plots between frontage and rear elevations

… Reinforce local identity by the use of the traditional materials used in the conservation area”.


The existing Berry Lane shop front is modern, incongruous and unsympathetic to the terrace one/two-bay form (principally because of the single, horizontally emphasising fascia board). The information submitted (including proposals for the Berry Lane frontage to relate to only one retail unit) does not suggest that this will be ameliorated.

The duty at Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 has been carefully considered in respect to harm to the Longridge Conservation Area. In accordance with the Government’s NPPF 199, ‘Great weight’ has been given to the designated heritage asset’s conservation in the planning balance.

The harm to the conservation area is only partial in respect to the extent of the designated heritage asset. Historic fabric is not impacted. The harm is termed ‘less than substantial’.

The proposals are thus contrary to Key Statement EN5 and Policy DME4 and DMG1 of the Ribble Valley Core Strategy which require:

The Historic Environment and its Heritage Assets and their settings to be be conserved and enhanced in a manner appropriate to their significance for their heritage value; their important contribution to local character, distinctiveness and sense of place; and to wider social, cultural and environmental benefits (EN5).

Proposals within a conservation area to conserve and where appropriate enhance its character and appearance and those elements which contribute towards its significance. Location, scale, size, design and materials and existing buildings are identified as important considerations.

Alterations or extensions to listed buildings or buildings of local heritage interest, or development proposals on sites within their setting to not cause harm to the significance of the heritage asset (DME4).

All development to: 

Design - be of a high standard of building design which considers the 8 Building in Context Principles (from the CABE/English Heritage Building on Context Toolkit) and be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials.

Environment - protect and enhance heritage assets and their settings (DMG1).

Land use:

No comment has been received from RVBC Planning Policy.

The Berry Lane frontage is within the Longridge Main Centre (Policy DMR2) and the rear of the site is within an area of safeguarded employment land (Policy DMB1).

Key Statement EC2: Development of retail, shops and community facilities and services identifies that development that supports and enhances the vibrancy, consumer choice and vitality and unique character of the area’s important retail and service centres of Clitheroe, Longridge and Whalley will be supported in principle.

Key Statement EC1: Business and Employment Development identifies that Employment development will be directed towards the main settlement of Clitheroe, Whalley and Longridge as the preferred
locations to accommodate employment growth.

Policy DMB1: Supporting Business Growth and the Local Economy identifies that proposals that are intended to support business growth and the local economy will be supported in principle.

Policy DMR2: Shopping in Longridge and Whalley identifies that proposals for new small scale shopping developments including existing facilities will be approved on sites which are physically closely related to existing shopping facilities (subject to other considerations including the consequences in respect of vehicular movement and parking). In this respect, it is recognised that Longridge serves a wide hinterland and for the purposes of this policy small scale shopping development is considered to be of a size intended to serve the needs of the local settlement and its immediate surrounding area rather than a wider catchment.

The Main Centre and immediate edge of centre mixed use development provides both employment opportunities and new housing. 

	Residential Amenity:
Comments from RVBC Environmental Health (noise) suggest that an acceptable development can be achieved by condition and incorporation of the necessary attenuation mitigation.

The proposed new build is to the south of the terraces Nos. 53 – 71 Berry Lane and Nos. 1-3 Stanley Street. Habitable window separation distances from the first floor of the proposed new build are no more than 18.2m.

The outlook from Nos. 53 – 71 Berry Lane and Nos. 1-3 Stanley Street would be close and imposing.

Core Strategy Policy DMG1 identifies that all development must consider the density, layout and relationship between buildings, which is of major importance. Particular emphasis will be placed on the relationship to surroundings including the effects of development on existing amenities. Development must not adversely affect the amenities of the surrounding area and must provide adequate day lighting and privacy distances.

It is recommended that planning permission be refused in respect of the harmful overshadowing, overbearing and overlooking impacts of development on the amenities of Nos. 53 – 71 Berry Lane and Nos. 1-3 Stanley Street.


	Ecology:
RVBC Countryside advise that there are no protected species (bats) concerns associated with the development.


	Highways:
LCC Highways advise that the proposal would result in inappropriate parking within the vicinity of the site to the detriment of highway safety which would result in the residual cumulative impacts of the development being severe. 

[bookmark: _Hlk100139286]Core Strategy Policy DMG1 identifies that all development must consider the potential traffic and car parking implications.

Core Strategy Policy DMG3 identifies that all development proposals will be required to provide adequate car parking in line with currently approved standards.

Core Strategy Policy DMR2 identifies that in considering new small scale shopping developments the Borough Council will have particular regard to the consequences in respect of vehicular movement and parking.

It is recommended that planning permission be refused. 

	Observations/Consideration of Matters Raised/Conclusion:
NPPF 202 requires consideration to the public benefits of development in considering harm to Longridge Conservation Area. The principle of investment in the town centre to create additional employment (5 full-time equivalent) and housing is to be welcomed. However, the Borough’s current housing land supply exceeds the 5 year requirement and housing provision is thus a limited outweighing factor. The submitted information does not provide details of the repairs required following fire damage.  

Public benefits, including construction employment, do not outweigh the harm to Longridge Conservation Area.

Therefore, in giving considerable importance and weight to the duty at section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and in consideration to NPPF, NPPG and Key Statement EN5 and Policies DME4, DMG1 and DMG3 of the Ribble Valley Core Strategy it is recommended that planning permission be refused.


	RECOMMENDATION:
	That planning permission be refused for the following reasons:

1. The proposal has a harmful impact upon the character and appearance of Longridge Conservation Area because it is incongruous in size, massing, materials and form and dominates the historic townscape. This is contrary to Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy.
2. The proposal would result in inappropriate parking within the vicinity of the site to the detriment of highway safety which would result in the residual cumulative impacts of the development being severe. This is contrary to Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.
3. The proposal has a harmful impact upon the amenities of Nos. 53 – 71 Berry Lane and Nos. 1-3 Stanley Street because of the overshadowing, overbearing and overlooking impacts of development. This is contrary to Policy DMG1 of the Ribble Valley Core Strategy.
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