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	BT
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed subdivision of first floor flat into two.

	Site Address/Location:
	High View, Humber Street, Longridge, PR3 3WD.

		

	CONSULTATIONS: 
	Parish/Town Council

	Longridge Town Council:
	Consulted 25/4/24 – no response received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to conditions.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1: Development Strategy
Key Statement DS2: Sustainable Development
Key Statement DMI2: Transport Considerations
Policy DMG1: General Considerations
Policy DMG2: Strategic Considerations
Policy DMG3: Transport & Mobility

Planning (Listed Buildings and Conservation Areas) Act 1990

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/1987/0767:
Provision of first floor flat above existing shop (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a residential flat in Longridge which occupies the first floor space of the building which comprises the commercial properties of No. 1A, 1B and 1C Calder Avenue at its ground floor level. Access to the first floor residential flat is from Humber Street via an entrance door on the South-eastern elevation of the parent building with this elevation also providing disabled access to the building’s ground floor commercial units. The North-western elevation of the application building faces into Calder Avenue and comprises the shopfronts of the ground floor commercial units with three hipped roof dormers projecting from the building’s North-western roof slope which serve the lounge, kitchen and kitchen / dining room components of the residential flat. The application property is sited within a residential area with the main commercial throughfare of Berry Lane lying within close distance to the South-west of the application site. 


	Proposed Development for which consent is sought:

Planning Consent is sought for the proposed subdivision of an existing first floor residential flat into two residential flats.


	Principle of Development:

In relation to matters regarding the locational and spatial aspirations for new housing within the Borough, both Key Statement DS1 and Policy DMG2 are primarily engaged for assessing the acceptability / suitability of the principle of residential development. 

In this respect, with regards to the creation of new residential planning units within principal and Tier 1 settlements, Key Statement DS1 of the Ribble Valley Core Strategy states:

The majority of new housing development will be:

· concentrated within an identified strategic site located to the South of Clitheroe towards the A59; and

· the principal settlements of:

· Clitheroe
· Longridge; and
· Whalley

In addition, Policy DMG2 reads as follows:

‘Development should be in accordance with the Core Strategy development strategy and should support the spatial vision:

1. Development proposals in the principal settlements of Clitheroe, Longridge and Whalley and the tier 1 villages should consolidate, expand or round-off development so that it is closely related to the main built-up areas, ensuring this is appropriate to the scale of, and in keeping with, the existing settlement.’

Policy DMG1 is also of relevance in as much that it provides general guidance with respect to the impact of proposals for development upon existing amenities, with a stipulation that all development must be sympathetic to existing and proposed land uses in terms of its size, intensity and nature.

In this instance, the proposed development would involve the creation of a new residential planning unit through the subdivision of an existing residential flat located within the defined settlement limits of Longridge. 

As such, the proposed development would fully align with the aims and objectives of Key Statement DS1 and Policy DMG2(1) in as much that the new residential planning unit proposed would be sited within a principal settlement and conceived through the rounding off of existing development. Furthermore, the proposed development would be sited within an existing residential area and as such would be compatible with its immediate surroundings. 

Taking account of the above, the proposed development would satisfy the requirements of Key Statement DS1 and Policies DMG1 and DMG2 of the Core Strategy. Accordingly, the proposed development is considered to be acceptable in principle, subject to further assessment of additional material planning considerations.


	Impact Upon Residential Amenity:

Paragraph 135 (f) of the National Planning Policy Framework states:

‘Planning policies and decisions should ensure that developments create places that are safe, inclusive and accessible and which promote health and well-being, with a high standard of amenity for existing and future users’.

Furthermore, Policy DMG1 of the Core Strategy requires all proposals for development to consider the effects of development upon existing amenities.

In this instance, all habitable rooms within each of the residential units would be served by a sufficient quantity of existing windows and roof lights therefore future users of the proposed development would receive an adequate provision of natural light and outlook to support the proposed residential use. Further analysis shows that each of the residential units would provide a sufficient quantity of gross internal floor space in line with the Nationally described space standard. In addition, no new window openings are proposed as part of the development therefore no concerns are raised with respect to loss of privacy to neighbouring properties. Furthermore, as previously conveyed, the additional residential unit would be sited within an existing residential area and as such would be compatible with its immediate surroundings. 

Consequently, it is not considered that the proposed development would be harmful to the amenity of any neighbouring residents or future users of the site. The proposed development would therefore be compliant with the aims and objectives of Paragraph 135 (f) of the NPPF and Policy DMG1.


	Visual Amenity/External Appearance:
 
The proposed development solely comprises internal alterations with no external works proposed to the exterior of the application property. As such, no concerns are raised with respect to the impact of the proposed development upon the visual amenities of the area.


	Highways and Parking:

The proposed development has been reviewed by Lancashire County Council Highways who raised no objections to the proposal in their initial response, subject to the imposition of conditions with respect to the provision of formal vehicle parking spaces, a pedestrian walkway and further details of secure cycle storage. Following the initial LHA response, the applicant has since provided an amended proposed site plan showing three formal vehicle parking spaces and the inclusion of a pedestrian walkway. An amended proposed ground floor plan drawing has also been provided showing secure cycle storage within the confines of the application building. These details have been subject to further review from the LHA who have deemed the proposed parking arrangement, pedestrian walkway and secure cycle storage to be acceptable. On this basis, it is not considered that the proposed development will have any undue impacts upon highway safety as such the proposal satisfies Policy DMG1 of the Core Strategy (highways).
 

	Landscape/Ecology:

No ecological constraints were identified in relation to the proposed development.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed development satisfies the requirements of Key Statement DS1 and Policies DMG1 and DMG2 of the Core Strategy with respect to the development of new housing within the Borough. 

Furthermore, the proposed development would not have any undue impact upon the amenity of any neighbouring residents or future users of the development, nor would the development proposed be harmful to the visual amenities of the area. In addition, the proposal raises no concerns with respect to highway safety or ecology.
 
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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