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	Date Inspected:
	6/4/17
	

	Officer:
	VW
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Change of use from a shop to a takeaway.

	Site Address/Location:
	2A Whittingham Road  Longridge  PR3 3JA

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of the proposed development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	Objection due to highway safety

	LLFA:
	

	No objection subject to the imposition of planning conditions

	CONSULTATIONS: 
	Additional Representations.

	Letters of representation have been received from 5 individual households objecting to the application on the following grounds:
· Noise of youths
· Litter

· No need for another take away within Longridge

· Traffic and lack of parking

· Late opening hours



	

	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

	Relevant Planning History:

No relevant history

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site is located to the north of Whittingham Road, on a junction with Derby Road and Preston Road. The site is located within a block of existing shops/businesses such as a hairdresser, café and fish and chip shop. To the north and south there are several residential properties. 
The site is also located within but on the boundary of Longridge Settlement and Longridge Conservation Area. 

	Proposed Development for which consent is sought:

The application seeks full planning consent to change the use of 2A Whittingham Road from A1 use (shop) to A5 use (Hot food takeaway). No external alterations are proposed and will remain the same, with some alterations including an extraction fan for example. 

	Principle of Development:

The Ribble Valley Core Strategy Key Statement EC1 & Policy DMB1 seeks to support business growth and the local economy. 

Key Statement EC1 and Policy DMB1 aims to seek employment development within the main settlements of Clitheroe, Whalley and Longridge. Although this statement generally relates to large scale employment uses, the proposed use would provide an income for the applicant and any staff they may employ. The application site is located within the settlement of Longridge and as a result the principle of the development is considered to be acceptable in accordance with the relevant sections of the Core Strategy.

	Impact on the 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 and as a result 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 as outlined above.

	Impact Upon Residential Amenity:

The unit is situated within a block of units that are currently in use as a hairdresser, a café and a fish and chip shop. 
There are residential dwellings to the north, however it is considered that any further extraction fans that may produce noise and odour would not cause any more impact than the existing neighbouring uses and therefore would not cause any harm to the residential amenity.

However, should the application be approved, conditions would be imposed to ensure that there would not be any noise or odour that would be of detriment to residential amenity. 

	Other Matters:

Lancashire Highways have provided the following comments:
‘The proposal is to locate a takeaway in a town centre location. Ordinarily I would not be too concerned, however at this location the shop would be close to a busy roundabout with a poor accident record 2 of which involved pedestrians crossing between parked cars. The proposal has no off street parking provision and the likelihood is that customers will park either on the forecourt which has the potential to impede pedestrian movement or on Whittingham Road in contravention of the existing waiting restrictions. In view of these concerns I would have to recommend that the application be refused on the grounds of the lack of customer parking and highway safety concerns’.

Further comments were sought from the Highway officer as the other shops/café and restaurants within this block of buildings would presumably all have similar parking/highway concerns. However, it has been indicated that there would be a cumulative impact on the area and as a result the application must be refused. 

With reference to the objections regarding litter, and the presence of youths, this should not be considered as material considerations and I am satisfied that any concerns could be resolved through other litigation. 

	Observations/Consideration of Matters Raised/Conclusion:

Although the proposal raises no concerns in terms of visual or residential impact, the proposal has raised some concerns with regards to highway safety and lack of parking and it is for the above reasons that the application is recommended accordingly. 

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