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	Date Inspected:
	04/10/2016
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed change of use from C3 residential to A1 shop use including internal alterations.

	Site Address/Location:
	32 & 34 Derby Road, Longridge, Preston, PR3 3NP.

	


	CONSULTATIONS: 
	Parish/Town Council

	Longridge Town Council: No objections

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The proposal raises no highway concerns and therefore Highways raise no objection to the proposal. 

	Environmental Health:
	

	The amended plan with the storage on the neighbouring side of the first floor is less likely to result in complaints from the adjoining property and is therefore acceptable. 

	

	CONSULTATIONS: 
	Additional Representations.

	One letter of representation has been received from one individual address supporting the application on the following grounds:
· The design seems appropriate for the location and use. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EC1: Business and Employment Development
Key Statement EC2: Development of Retail, Shops and Community Facilities and Services

Policy DMG1: General Considerations

Policy DMG2 – Strategic Considerations

Policy DMB1: Supporting Business Growth and the Local Economy

National Planning Policy Framework (NPPF)

	Relevant Planning History:

N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to No’s 32 and 34 Derby Road, Longridge. The site is located within the settlement of Longridge within Longridge Conservation Area. No. 34 is an existing two bedroom mid terrace residential property with pedestrian access from Derby Road. There is a small rear yard accessed from Gas Street. The ground floor of No. 32 is currently used as a shop retailing Sewing and Haberdashery supplies which also has pedestrian access from Derby Road. The first floor is a two bedroom flat which is accessed via an enclosed yard leading from Gas Street.

	Proposed Development for which consent is sought:

The application seeks full planning consent to change the use of No’s 32 & 34 Derby Road from C3 residential to A1 shop use including internal alterations.

The ground floor of No. 32 is currently used as a shop, Quilter’s Quarters with a separate self-contained flat above. The sewing and textiles shop is a family run business, which is currently looking to expand and grow. The proposal seeks the change of use of the first floor on No. 32 Derby Road and both the ground floor and first floor of No. 34 Derby Road from a residential class use (C3) to a Shop (A1). No external alterations are proposed, the external appearance will remain the same. No. 34 will keep its original appearance as a residential property rather than a later conversion to a shop frontage.

The ground floor of both No’s 32 & 34 will be used as the shop. The first floor of No. 34 will be used for storage whilst the first floor of No. 32 will be used as a workshop. Internal alterations are proposed to alter the layout to meet the needs of the applicant. 

	Principle of Development:

The Ribble Valley Core Strategy Policies EC1 & DMB1 seeks to support business growth and the local economy, and whilst these policies generally relate to large scale employment uses, the proposed use would provide an income for the applicant and any staff they may employ. Policy DMG2 states that development should be encouraged within the principal settlements and the nine Tier 1 villages. The application site is located within the settlement of Longridge and the principle of the development is considered to be acceptable in accordance with the relevant sections of the Core Strategy.     

	Impact Upon Residential Amenity:

The unit is adjoined by a vacant unit on the ground floor of No. 36 Derby Road which has permission to become a micro-pub and a flat above. To the rear is the residential dwelling No. 1 Aston Street. 
The immediate area has a mixed residential and commercial use, although Derby Road is predominantly residential. There are a number of other commercial uses in the immediate vicinity which include a butcher’s, a bridalwear & accessories shop, a fabric shop and a Public House (Bull and Royal). 
The applicant states that the current business hours are 9am to 5pm Monday to Saturday with no opening on a Sunday. I do not consider that this will cause undue disturbance to neighbouring amenity given that the opening hours of the business will not change. 

The first floor of No. 36 Derby Road is currently a residential flat; therefore to reduce the impact of any possibility of noise transfer from machinery in the workshop, the workshop will be located on the first floor of No. 32 only which is an end terrace property. The first floor element of No. 34 Derby Road will be used for storage.

It is considered that this layout would not have any undue impact upon residential amenity of No. 36 Derby Road. 

	Visual Amenity/External Appearance/Conservation Area:

Section 72 of The Town and Country (Listed Buildings and Conservation Areas) Act 1990, states that the Local Planning Authority should pay special attention to the desirability of preserving or enhancing the character or appearance of a conservation area when considering the proposed development.

Policy DMG1 of the Ribble Valley Core Strategy states that ‘in determining planning applications, all development must protect and enhance heritage assets and their settings’ and Policy DME4 of the Ribble Valley Core Strategy which concerns itself with protecting heritage assets states:

‘Proposals within … conservation areas should not harm the area. This should include considerations as to whether it respects and safeguards the architectural and historic character of the area.’

No external alterations are to be carried out to the property. Taking this into consideration, it is considered that the proposed development would not have a harmful impact on the visual character of Longridge Conservation Area and would preserve the character and appearance of the conservation area in accordance with national and local policies.

	Highways:

The application property does not benefit from any off-street parking provision and the proposed use would therefore depend on on-street parking provision in the area. The Highway Officer has raised no objection to the application on highway grounds.

The property is currently a shop at ground floor and has no off-street parking available so relies on on-street parking. The site is further considered to be within a sustainable location as it is located on a main road in the centre of Longridge and therefore is easily accessible by foot. Taking into consideration the above, the proposals does not raise any highways concerns.

	Observations/Consideration of Matters Raised/Conclusion:

The proposed use of No. 32 and 34 Derby Road as a shop with storage and a workshop above would be compatible with the town centre location within Longridge and would not unduly affect the amenity of nearby occupiers. The proposal would result in no physical alterations to the external appearance of the building and would not have a negative impact upon the visual character and appearance of Longridge Conservation Area. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be granted.


