	Report to be read in conjunction with the Decision Notice.

	Signed:

	Officer:
	
	Date:
	
	Manager:
	
	Date:
	

	Site Notice displayed
	
	Photos uploaded
	
	

	

	Application Ref:
	3/2021/0999
	[image: ]

	Date Inspected:
	20/10/2021
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	DELEGATED ITEM FILE REPORT: 
	Decision
	Approval

	

	Development Description:
	Change of Use from existing retail store (E Commercial) into a taxi office (Sui Generis).

	Site Address/Location:
	Unit 2 75 Berry Lane Longridge PR3 3WH

	

	CONSULTATIONS: 
	Parish/Town Council

	No objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection.


	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:
Key Statement EN5 – Heritage Assets
Key Statement EC1: Business and Employment Development
Key Statement EC2: Development of Retail, Shops and Community Facilities and Services
Policy DMG1 – General Considerations
Policy DME4 - Protecting Heritage Assets 
Policy DMR2 – Shopping in Longridge and Whalley
Policy DMB1: Supporting Business Growth and the Local Economy

Longridge Conservation Area Appraisal

NPPF
NPPG

Longridge Neighbourhood Plan 2018 – 2028: 
Policy LNDP4 – Conserving and Enhancing Our Designated Heritage Assets 
Policy LNDP8 – Longridge Main Centre


	Relevant Planning History:
3/2004/0005 – Shop sign illuminated by 3no back lights. AC granted 13/2/2004.

3/1994/0762 – Change of use of two storage areas and part rear yard to form heating appliance display area. PP granted 13/1/1995.

3/1979/0753 – C/u from dwelling to retail shop. PP granted 30/8/1979.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
No. 75 Berry Lane is a mid-terrace, traditionally constructed town centre commercial building (although retains features of its original residential use) adjoined and faced by similar developments. There are nearby residences including 1-5 Sharples Court. 

	Proposed Development for which consent is sought:
Planning permission is sought for the change of use of the premises from retail store (E Commercial) to taxi office (Sui Generis). Hours of operation are 09.00 to 00.00 M-F, 00.00 to 00.00 Sat, Sun and BH. There will be no change to employment as a result of the development. The submitted plan identifies that no external changes are to be made.

	Principle of Development:
The proposal is within the Main Centre Boundary for Longridge (Policy DMR2 of Core Strategy).

Key Statement EC2 (Development of Retail, Shops and Community Facilities and Services) identifies “Development that supports and enhances the vibrancy, consumer choice and vitality and unique character of the area’s important retail and service centres of Clitheroe, Longridge and Whalley will be supported in principle”. 

Policy DMR2 (Shopping in Longridge and Whalley) has also been considered “the Borough Council will have particular regard to the effect of the proposals on the character and amenities of the centre and the consequences in respect of vehicular movement and parking”.

RVBC Policy identify that despite the proposed loss of retail, the site has been vacant for a period and has not been able to contribute to the local economy or consumer choice. In this regard the application supports Key Statement EC2 of the Core Strategy and is also supported by policies DMB1 and DMR2 insofar as the change of use will see a currently vacant retail space brought into use within one of the borough’s three main centres, generating both employment and investment. This is to be embraced especially given the characteristics of the site itself, with a shared entrance and small window space which reduces the street presence of the business occupier which can be critical for retail functions.

RVBC Policy also identify that LNDP8 of the Longridge Neighbourhood Plan states that for development within the main centre, town centre uses will be supported. The policy lists the range of ‘supported’ uses. Taxi offices do not appear, nor does this use appear in the definition of ‘main town centre uses’ as stated in the NPPF. However, it is considered that this policy does not preclude the introduction of other uses within the main centre where appropriate. 

The proposal is also supported by national policy from the perspective of economic development by supporting growth and job creation as highlighted within Chapter 6 of the NPPF. Chapter 7 of the NPPF also states that local authorities should promote the long-term vitality and viability of town centres by ‘allowing them to grow and diversify in a way that can respond to rapid changes in the retail and leisure industries’. The application seeks to occupy a currently vacant retail unit in the heart of the town centre through a change of use and as a result can be seen to fulfil the aspiration of the NPPF for centres to respond to market demand for various town centre uses.

It is considered that the taxi office will support and enhance Longridge’s community facilities and the vitality and vibrancy of the Main Centre. This will offset the loss of a (vacant) retail unit. 


	Impact upon the character and appearance of Longridge Conservation Area including streetscape and townscape:
The Longridge Conservation Area Appraisal identifies No.75 Berry Lane and adjoining properties to be Buildings of Townscape Merit making a positive contribution to character and appearance. Mindful of section 72 of the Act and NPPF guidance to consider the enhancement of conservation area character and appearance, the agent has been advised of the case officer’s opinion that the existing fascia signage (and that of adjoining properties) is too deep and wide and dominates the façade. The agent has confirmed that it is intended to submit an application for signage where enhancement to the significance of the conservation area will be considered. The existing signage will be removed.

The Longridge Conservation Area Appraisal identifies:

“Longridge is a mixed use area and its shops and supermarkets provide an alternative to Clitheroe, the only other town of any size in the vicinity. Booths Supermarket and the Co-Operative Store are the principal shops but there are also a wide variety of local, family-run smaller shops which provide Longridge with a busy and thriving shopping centre, albeit somewhat spread out along the three main streets” (Activities/uses).

“There is a wide variety of shops in the conservation area, mostly with poorly designed modern shopfronts. Obtrusive signage and poor quality external lighting, and the use of garish colours, are common” (Shopfronts; see also Weaknesses).

“Improve the design of new shopfronts and discourage the use of deep fascias and unsuitable colours on existing shopfronts” (Opportunities). 

The property does not have a traditional shopfront (former dwelling? See 3/1979/0753) and existing signage is in the form of a board attached directly to the stonework. The impact of signage/other alterations to the facade on the character and appearance of Longridge Conservation Area can be considered in any necessary Advertisement Consent and/or planning application. 

The taxi office use will have an acceptable impact upon Longridge Conservation Area character. 
	




	Residential Amenity:
RVBC Environmental Health advise of initial concerns regarding potential for noise disturbance being caused to residents due to the operation of the proposed taxi office during the evening/night-time, due to the increased number of people on the street, the congregation of people waiting for taxis, the noise of taxi engines idling on the street whilst waiting for occupiers to get in/leave and the slamming of vehicle doors. However, the applicant has submitted a letter (the Design and Access Statement also states “Taxi’s will wait in a nearby car park which is leased to the owner of the taxi office. Once a booking has been made at the taxi office, A taxi will arrive to the office to collect the customers. No taxi’s will wait on Berry Lane”) showing that he has made arrangements to park the taxis or mini-cabs on an area of land away from dwellings, where the taxis will wait and will only approach the taxi office when there is a customer waiting in the office. Environmental Health request a condition ensuring any taxi or mini-cab operating through the operators at the premises, shall only call at the site for the purpose of depositing or collecting clients to prevent loss of amenity to nearby residential properties arising from noise and disturbance.

The proposals, subject to condition (referring to the description of the operation of the development submitted), have an acceptable impact upon the amenity of nearby residents. 


	Highways:
The comments of LCC Highways identify that the proposal will have an acceptable impact on highway matters.

	Observations/Consideration of Matters Raised/Conclusion:
Therefore, in consideration to Key Statement EC2 and Policy DMG1, DME4 and DMR2 of the Ribble Valley Core Strategy and NPPF, it is recommended that planning permission be approved.


	RECOMMENDATION:
	That planning permission be approved conditionally.
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