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	Date Inspected:
	24/1/2023
	

	Officer:
	BT
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Change of use from commercial use to residential.

	Site Address/Location:
	14A (first floor), Berry Lane, Longridge. PR3 3JA

	


	CONSULTATIONS: 
	Parish/Town Council

	Longridge Town Council:
	Consulted 13/12/22 – no response.

	

	CONSULTATIONS:
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections.

	

	

	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 EN5 – Heritage Assets 

Key Statement DMI2 – Transport Considerations
Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport & Mobility

Policy DME4 – Protecting Heritage Assets 
National Planning Policy Framework (NPPF)



	Relevant Planning History: 

3/2022/0538:
Prior notification for the proposed change of use from Class E to a dwelling Class C3 (Refused)

3/2015/1028:
Change of use from residential flat to a taxi office (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description:

The application relates to the commercial property at No. 14 Berry Lane in Longridge. The property currently has commercial use as a hairdressers (Use Class E) at the ground floor level with the first floor level of the premises (No. 14a) last in use as a massage parlour (Use Class E). The property occupies an end terraced plot and is adjoined by residential properties to the South-east with a block of three commercial properties lying directly adjacent to the North-western side elevation of the property. The exterior of the property consists of a stone and render, slate roof tiles and timber doors and windows. The premises is situated on a busy main road with the surrounding area comprising a mixture of commercial and residential properties. 


	Proposed Development:

The proposal seeks to change the use of the first floor element of the property from commercial use (Use Class E) to a self-contained residential flat (Use Class C3). The proposed flat would comprise a bedroom, bathroom and a lounge / dining room / kitchen area. The proposed usage of the flat would fall within the realm of the social / affordable / intermediate rent category.


	Principle of Development:

The application seeks to change the use of the property’s first floor to a self-contained one bedroom flat. Key Statement DS1 of the Core Strategy, along with Policy DMG2, both seek to ensure new housing is located within either the three principal settlements, the Strategic site or the nine Tier 1 Villages which are considered to be the more sustainable of the Borough’s 32 defined settlements. 
The proposal site is situated within the town of Longridge which is defined as one of the Borough’s three principal settlements. It should also be noted that the property’s first floor has previously been in residential use. In view of the above, it is considered that the principle of a first floor flat in the principle settlement of Longridge complies with Key Statement DS1 and Policy DMG2 of the Core Strategy. The proposal site is situated within the Longridge Conservation Area therefore consideration will also be given towards the effect of the proposal upon the historic character of the surrounding area.



	Residential Amenity:

The proposed change of use would utilise the existing first floor windows of the property which face into the public realm on Berry Lane with none of the property’s first floor windows overlooking any residential properties. Furthermore, the proposed change of use does not include the addition of any new doors or windows. In addition, there are numerous other properties in residential use within the immediate vicinity therefore the residential use proposed would be compatible with the area. Accordingly, it is not considered that the proposal would be harmful to the amenity of any neighbouring residents.
The principal elevation of the property faces towards the South-west with two existing window openings sited at the first floor level therefore given the solar orientation of the property and the existing window openings in place at first floor level it is considered that the proposed residential unit would receive an adequate level of daylight to support habitable use. In addition, the application’s proposed floor plans show that the first floor element of the property would provide adequate internal floor space in line with nationally described space standards.
The first floor level of the property has its own separate access to the rear of property therefore there would be no conflict between the existing commercial ground floor unit and the proposed residential unit. Given the existing ground floor use of the premises, the proposed first floor residential unit would more than likely be susceptible to some low level noise disturbance however in this instance it is not considered that the disturbances associated with the commercial use of the property’s ground floor would be of detriment to the amenity of any future occupants of the proposed residential unit.


	Visual Amenity:

The proposed works comprise internal alterations with no external changes to the premises proposed as part of the conversion therefore it is not considered that the proposal would be harmful to the visual amenities of the area.


	Heritage:
The proposal site is situated within the Longridge Conservation Area. With reference to making decisions on applications for development in conservation areas, Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that: “...special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.” 

Moreover, Key Statement EN5 of the Ribble Borough Valley Core Strategy stipulates that all development proposals should respect and safeguard the character, appearance and significance of all Conservation Areas. 

The Longridge Conservation Area Appraisal (2005) identifies the ‘the use of inappropriate modern materials or details’ as being the primary threat to the Longridge Conservation Area. As stated above, no external alterations or additions are proposed as part of the conversion to the first floor of the premises therefore it is not considered that the proposed change of use would be of detriment to the historic character of the area.


	Highways:

Lancashire County council Highways acknowledge that the property has no vehicular access or off-street parking facilities and have stated that they would normally require a one bed dwelling to provide a minimum of one car parking space to comply with the LHAs parking guidance. Notwithstanding this, the LHA have stated that they have no issues with the above in as much that the application property lies within close proximity to numerous local amenities and sustainable local transport options, all of which would preclude the need for the provision of an off-street parking space and reliance on the private motor vehicle. As such, it is not considered that the proposed change of use would have any undue impact upon highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

The creation of a one bedroom residential unit would be acceptable in the town centre of Longridge and would not result in any harm to the amenity of any future occupants, neighbouring residents, visual amenities of the area or historic character of the Conservation Area. 
Whilst the proposed change of use would lead to the loss of employment at less than 65 sq.m. the first floor is of such a small scale with the ground floor use being retained as commercial that it is not considered that marketing would be a requirement in this case.  
It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.



	RECOMMENDATION:
	In consideration of due weight of section 16, 66 and 72 (where relevant) of the Planning (Listed Buildings and Conservation Areas) Act 1990 and in consideration to NPPF (2021) it is recommended that planning permission be granted.


