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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Replacement Guide Hut with lowered floor level and ramped access.

	Site Address/Location:
	Longridge Guide Hut, Irwell Street, Longridge

		

	CONSULTATIONS: 
	Parish/Town Council

	No response. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No object, subject to a compliance condition in relation to the Construction Management Plan. 


	

	CONSULTATIONS: 
	Additional Representations.

	2no. letters of objection have been received, raising the following issues:
· Concern that adjacent commercial units will no longer be able to access the side access way, as they rely on continuous and uninterrupted access via this rear accessway. 
· Plans do not show adjacent ‘Quest House’. 
· Concern that structural integrity of the properties has not been fully assessed. 
· Received no contact or assurances or details of any insurance to assure neighbouring properties how the wall and side of the property will be affected. 


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement EN5:	Heritage Assets
Key Statement EC2:	Development of Retail, Shops and Community Facilities

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
Policy DME2:	Landscape & Townscape Protection
Policy DME4:	Protecting Heritage Assets

Planning (Listed Buildings and Conservation Areas) Act

National Planning Policy Framework (NPPF)


	Relevant Planning History:

2019/0969:
Replacement Guide Hut with lowered floor level and ramped access – Approved with Conditions


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site is comprised of the existing Guide Hut, a long and narrow pitched roof, single-storey building off Irwell Street clad in timber and kept in relatively poor condition. There is an existing area of hardstanding to the front, gated access to the rear via the side and a small courtyard to the rear.

Adjacent to the north/north-east is the existing Scout Hut, and immediately south sits Quest House and other adjacent buildings largely in a retail use. The site has gated pedestrian access to Irwell Street which sits just off Berry Lane, within the settlement boundary of Longridge. The site also sits within a Conservation Area. 


	Proposed Development for which consent is sought:

The proposal seeks the removal and replacement of the existing guide hut. The floor level is to be lowered by 1m and ramped access provided. The height and width of building is to remain the same, as is the pitched roof form – however, the length of the proposed building is longer than existing by approximately 2620mm. 8no. rooflights are proposed, with 6no. square windows to the southern elevation and 2no. rectangular windows to the north elevation. There are also some external alterations to the front and rear, providing for a landscaped parent waiting area, ramped access up to the front door and to the rear a raised patio area. 

The materials are largely reflective of the existing guide hut, that being timber clad with a grey profiled sheet roof. 

It is noted that the proposal is effectively identical to that which was approved under application reference 2019/0969.


	Principle of Development:

The proposal seeks the replacement of an existing Guide Hut with that which would fall into the same use. As such the principle remains acceptable, particularly given the site sits within the settlement boundary of Longridge and as such is considered a sustainable location. The application therefore stands to be assessed against other material planning considerations. 
  

	Impact upon Character/Appearance of Conservation Area:

Context

As per KS EN5, the Council states that there will be a presumption in favour of the conservation and enhancement of the significance of heritage assets and their settings with recognising that the best way of ensuring the long-term protection of heritage assets is to ensure a viable use that optimises opportunities for sustaining and enhancing its significance. 

This is supported by DME4 which states that proposals within, or affecting views into and out of, or affecting the setting of a Conservation Area will be required to conserve and where appropriate enhance its character and appearance and those elements which contribute towards its significance.

As noted above, NPPF Paragraph 202 puts forward a test where there is considered to be less than substantial harm to the significance of a designated heritage asset. As such, given the above it is necessary to assess the level of harm to the significance of the Conservation Area as a result of the proposals. 

Assessment

In this case, weight is given to the previously approved scheme which, although now lapsed, was still assessed against the same Local Plan and similar national policy. It was considered that the existing building is of limited architectural value and offers very little contribution to the Conservation Area, with the replacement building of better design quality. The replacement building is not considered to be harmful to the character, appearance, significance or setting of the Conservation Area and as such is considered compliant with EN5, DMG1, DME4 and the guidance found within the NPPF. 


	Impact Upon Residential Amenity:

As per Core Strategy Policy DMG1, development must:
1. Not adversely affect the amenities of the surrounding area.
2. Provide adequate day lighting and privacy distances.
3. Have regard to public safety and secured by design principles.
4. Consider air quality and mitigate adverse impacts where possible.

In this sense, the application is considered to have a negligible impact on residential amenity. The building is not seeking to change or intensify the use and as such it is considered that issues related to production of noise or traffic are likely to be equitable to the current situation. A Construction Management Plan has been submitted as part of the application further seeks to safeguard the above amenity issues. As such the proposal is considered compliant with DMG1 (Amenity). 


	Highways and Parking:

The proposal does not seek to alter existing access arrangements, nor does it seek to alter the level of existing parking. Further consultation with LCC Highways ensured that they held no objection subject to a condition ensuring the Construction Method Statement is adhered to. As such no further assessment is required.


	Observations on Representations:

The representations submitted state that the occupants of Quest House (and other commercial units along Berry Lane) utilise the existing side access of the Guide Hut to gain access to the rear of their own units, and that they rely on ‘continuous and uninterrupted’ access via this rear accessway. 

It is not overly clear how this arrangement came about or whether those utilising the access have any right to do so – it is noted that the land in question would fall within the ownership of the applicant and is therefore private land. As such, the retention of any existing access arrangement in relation to the above falls outside the scope of this determination. 

Further issues surrounding structural integrity and party wall issues are again considered civil matters and cannot be approached within the determination of this application. The fact that the plans do not explicitly show ‘Quest House’ is noted, but ultimately immaterial. Officers are aware of the existence of Quest House and have considered its presence with regard to all potential material planning considerations that may impact upon it. As such the proposal is considered acceptable. 


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	

	That planning consent be granted subject to the imposition of conditions.
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