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	Development Description:
	Demolition of existing single storey rear extension (Retail Unit) at 56 Berry Lane. New two storey extension over the footprint of the existing single storey extension to be demolished, to form replacement extension to the GF retail unit and new entrance/bathroom extension to the existing first floor flat (56A).
 

	Site Address/Location:
	56/56A Berry Lane Longridge PR3 3JP

	

	CONSULTATIONS: 
	Parish/Town Council

	No objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	
	LCC: No objection subject to condition requiring construction traffic management plan to be submitted.

	

	CONSULTATIONS: 
	Additional Representations.

	None.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DS1: Development Strategy 
Policy DS2: Sustainable Development
Policy EN5: Protecting Heritage Assets
Policy DMG1: General Considerations 
Policy DME4: Protecting Heritage Assets

Planning (Listed Buildings and Conservation Areas) Act 1990

National Planning Policy Framework.


	Relevant Planning History:

3/2008/0974 – Change of use from hair salon to café/bar and hair salon with changes to opening hours – Approved with conditions.

3/2004/0575 – Change of use from retail shop to café bar including alterations to shop fronts and extension to rear – Approved with conditions.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site is located within the settlement boundary of Longridge. The site lies within the conservation area.


	Proposed Development for which consent is sought:

Demolition of an existing ground floor single storey timber extension and erection of a two storey extension to the rear elevation.


	Principle of Development:

The site is a two storey stone built property location within a conservation area.  The use of the first floor is currently residential and the ground floor is in commercial use.  It is proposed to demolish the exiting timber ground floor element to the rear elevation and erect a two storey flat roofed rear extension to serve both the commercial and residential elements.  The first floor flat would still be accessed via the existing external staircase.  At ground floor the extension to the retail unit would provide a staff area/W.C. whilst at first floor a bathroom and store would be created for the flat.


	Residential Amenity:

The proposal seeks consent for the extension of both the commercial and residential units and seeks to improve the standard of accommodation afforded to potential occupiers of the residential planning units to be created.

There are residential properties adjacent that would not be unduly affected by the proposed extension.  The external staircase would not result in any undue impacts on these properties. Therefore the proposed extension would not raise any undue concerns on residential amenity and the external changes proposed are considered acceptable in this respect.


	Visual Amenity:

The site is within the Conservation Area with the rear elevation is clearly visible in public viewpoints from the back street and car park and this prominence requires that the design and proposed materials reflect the area.

The existing single storey timber store does not contribute to the streetscene or the conservation area in itself and is similar to one adjacent at no. 58.  The impact these have on the streetscene is minimal due to their size and timber materials, they resemble domestic sheds.

The proposed two storey rear extension would measure approximately 2.8m x 4.5m x 5.03m finished in stone to the rear and white K render to the side with grey upvc windows and doors. The flat roof would be finished with a single ply roofing membrane. These materials are modern, however, they match the existing building and other modern extensions in the area albeit most of these are single storey.

The proposed two storey extension would project to the back street on a similar footprint to the timber store, however, due to its increased height it would be of more prominent and permanent structure. 

The flat roof designed is not appropriate for a two storey extension and would introduce a poor design element to the streetscene.  It is acknowledged that the proposed extension would be on the rear elevation, however, this would be clearly visible in public views from the street and the car park with its height and lack of boundary treatments resulting in limited screening of the two storey element. 

This constitutes poor design and is contrary to Policy DMG1 and Para 130 of the National Planning Policy Guidance.


	Heritage Assets:

The duties at Section 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 have been carefully considered in respect to harm to the designated heritage assets. In accordance with the NPPF para 202 Great weight has been given to the designated assets’ conservation in the planning balance.

The external staircase is existing and serves the first floor residential flat.  Whilst this is a relatively modest development it would be clearly visible in the street scene and or detrimental subject to an appropriate finish.  An additional first floor window in the rear elevation would serve the new bathroom with replacement first floor door to provide first floor access to the flat as well as replacement ground floor window and door to allow external access to the retail units at the rear.  

The external changes proposed would amount to less than substantial harm. Whilst public benefits would be limited to local employment and creation of an increased dwelling unit and retail space this would not be sufficient in my view to outweigh the potential harm particularly as the two storey, flat roofed rear extension would be highly visible in public view points.

Therefore this harm to the conservation area would be contrary to Policies EN5, DME4 and Para 202 of the National Planning Policy Framework.


	Highways:

There is no parking associated with the site at present and none can be provided.  However, there is parking available nearby which serves the premises and bus stops are located along this road with regular services.

The parking arrangements therefore would be similar to existing which is acceptable.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed two storey rear extension would result in a prominent flat roofed structure which fails to accord with both local and national policy and would result in some harm to the conservation area due to its design and prominence and would constitutes poor design.


	

	RECOMMENDATION:
	Refuse
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