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	Development Description:
	Planning permission for shopfront alterations to facilitate a Medpoint prescription collection machine as well as new external roller shutter. 

	Site Address/Location:
	40 King Street, Whalley BB7 9SL. 

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection. 

	

	CONSULTATIONS: 
	Additional Representations.

	No comments received. 

	

	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 DME2:	Landscape & Townscape Protection
Policy DME4:	Protecting Heritage Assets
Policy DMR2:	Shopping in Longridge and Whalley

Planning (Listed Buildings and Conservation Areas) Act
National Planning Policy Framework (NPPF)
Whalley Conservation Area Appraisal. 


	Relevant Planning History:

2015/0271: One non-illuminated folded aluminium fascia sign, one internally illuminated folded aluminium projecting sign. (approved with conditions). 

2014/0690: Retrospective application for siting of air conditioning condensers to the rear elevation. (approved with conditions). 

2009/0607: One non-illuminated fascia sign and one non-illuminated hanging sign. (approved with conditions). 

2005/1024: One non-illuminated fascia sign and one non-illuminated hanging sign. (approved with conditions).

2005/0577: Single storey rear extension to existing pharmacy. (approved with conditions). 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a commercial property fronting King Street in Whalley. The application property is within the designated Whalley Conservation Area with the property being recognised in the relevant Conversation Area appraisal as a building of Townscape Merit. 


	Proposed Development for which consent is sought:

The application seeks consent for the installation of an automatic prescription dispensing machine on the front elevation of 40 King Street, Whalley. It is proposed that the machine will occupy approximately half of the existing glazed pane fronting King Street, with the frontage of the machine measuring approximately 1.4 metres by 1.8 metres inclusive of the associated signage. The application also seeks consent for the installation of a metal roller shutter door to cover the remaining glazing which will measure approximately 2.3 metres by 2.6 metres. 


	Impact upon Character/appearance of Conservations Area:

The application relates to an end terrace building located within the designated Whalley Conservation Area, it is also within the setting of two Grade II Listed Buildings (No.33 and No.35 King Street). As such, in assessing the proposal, regard must be given to the statutory duties imposed on the authority in respect of the preservation and enhancement of such assets.  In this respect, at a local level, Key Statement EN5 and Policy DME4 are primarily, but not solely, engaged for the purposes of assessing likely impacts upon designated heritage assets resultant from the proposed development.

Key Statement EN5:

In this respect Key Statement EN5 states that:

There will be a presumption in favour of the conservation and enhancement of the significance of heritage assets and their settings. The Historic Environment and its Heritage Assets and their settings will 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.

This will be achieved through:

· 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.
· Keeping Conservation Area Appraisals under review to ensure that any development proposals respect and safeguard the character, appearance and significance of the area.
· Considering any development proposals which may impact on a heritage asset or their setting through seeking benefits that conserve and enhance their significance and avoids any substantial harm to the heritage asset.
· Requiring all development proposals to make a positive contribution to local distinctiveness/sense of place.
· The consideration of Article 4 Directions to restrict permitted development rights where the exercise of such rights would harm the historic environment.

Policy DME4:

With Policy DME4 stating, in respect of development within conservation areas or those affecting the listed buildings or their setting, that development will be assessed on the following basis:

1: CONSERVATION AREAS

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.  This should include considerations as to whether it conserves and enhances the special architectural and historic character of the area as set out in the relevant conservation area appraisal. development which makes a positive contribution and conserves and enhances the character, appearance and significance of the area in terms of its location, scale, size, design and materials and existing buildings, structures, trees and open spaces will be supported.

In the conservation areas there will be a presumption in favour of the conservation and enhancement of elements that make a positive contribution to the character or appearance of the conservation area.

2: LISTED BUILDINGS AND OTHER BUILDINGS OF SIGNIFICANT HERITAGE INTEREST

Alterations or extensions to listed buildings or buildings of local heritage interest, or development proposals on sites within their setting which cause harm to the significance of the heritage asset will not be supported.  Any proposals involving the demolition or loss of important historic fabric from listed buildings will be refused unless it can be demonstrated that exceptional circumstances exist.

Policy DMG1:

Policy DMG1 is also engaged in concert with Key Statement EN5 and Policy DME4 insofar that the policy sets out general Development Management considerations, with the policy having a number of inherent criterion that are relevant to the assessment of the current proposal, which state:

In determining planning applications, all development must:

DESIGN

1. 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.
2. 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.
3. Consider the density, layout and relationship between buildings, which is of major importance. particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities.

AMENITY

1. Not adversely affect the amenities of the surrounding area.

ENVIRONMENT

3. All development must protect and enhance heritage assets and their settings.

The building to which the application relates occupies a highly prominent location within the defined Whalley Conservation Area.  The frontage of the property is afforded a high-level of visibility, particularly upon approach from the North, by virtue of the corner location of the property and the relative visual openness afforded by virtue of the configuration of King Street and the vehicular access immediately adjacent to the property.

The proposal would introduce an automated prescription dispensing machine, extending approximately half of the existing large, glazed principal window opening.  The dispensing machine would be a largely solid introduction with associated backing panel that would result in the substantial, partial removal of the aforementioned glazing-pane.

In this respect, when taking account of the largely open nature of the shop-frontages in the vicinity in that they are predominantly glazed also benefitting from a high degree of visual permeability.  It is considered that the introduction of a solid element, of a utilitarian appearance, would appear as being both anomalous and incongruous and as such would result in detriment to the character and visual amenities of the defined Whalley Conservation Area and the inherent character of the existing Building of Townscape Merit. 

This utilitarian and industrial appearance would be further exacerbated by the introduction of an external metal, roller shutter door. This would be of further detriment to the visual amenities of the Whalley Conservation Area and application building by virtue of the introduction of an incongruous feature on the primary streetscene that would fail to respond positively to the inherent character of the area.

As such, giving considerable importance and weight to the duties at section 16, 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990, the proposal is considered to be in direct conflict with Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy.


	Impact Upon Residential Amenity:

The application relates to a commercial premises within the designated Main Centre Boundary of the settlement of Whalley.  In this respect, taking account of the absence of any immediate neighbouring residential receptors, and taking into account the nature of the activities associated with the proposed use it is not considered that there will be any significant nor measurable detrimental impacts upon residential amenities resultant from the proposal.  

As such, and taking account of the above matters, the proposal does not raise any significant direct conflicts with Policy DMG1 which seeks to ensure of adequate standards of residential amenity and protect against development(s) that would result in measurable detrimental impact(s) upon nearby existing residential amenities.


	Highways and Parking:

LCC Highways were consulted in relation to the proposal and raise no objection but draw the developer’s attention to the below informative note.

The developer should be aware that any works on, or immediately adjacent to the adopted highway network, would require the appropriate permits from Lancashire County Council's Highway Regulation Team, who would need a minimum of 12 weeks' notice to arrange the necessary permits. They can be contacted on lhsstreetworks@lanashire.gov.uk or on 01772 533433.


	Landscape/Ecology:

Constraint analysis shows that the property lies within Flood Zones 2 and 3. As such, the applicant would be advised to adhere to the design measures recommended within the submitted flood risk assessment in addition to the Environment Agency’s guidance found online. 


	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 refusal.


	RECOMMENDATION:
	

	That planning consent be refused for the following reason(s).

	01:
	The proposal is considered to be in direct conflict with Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy in that approval would lead to the introduction of an incongruous and anomalous utilitarian feature that would be afforded a high level of visual prominence upon approach that would compromise the relative visual openness of the existing shop-frontage, being of detriment to the character and visual amenities of the defined Whalley Conservation Area, the immediate street scene and the inherent character of the existing Building of Townscape Merit.
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