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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed change of use from fast food outlet to dental surgery

	Site Address/Location:
	9 Berry Lane, Longridge PR3 3JA

		

	CONSULTATIONS: 
	Parish/Town Council

	None received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections. 

	

	CONSULTATIONS: 
	Additional Representations.

	None received. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement EC1 – Business and Employment Development
Policy EN5 – Heritage Assets
Policy DMG1 – General Considerations 
Policy DME4 – Protecting Heritage Assets

Longridge Neighbourhood Plan:

Policy LNDP3 – Longridge Design Principles
Policy LNDP4 – Conserving and Enhancing Our Local Heritage
Policy LNDP8 – Longridge Main Centre

Planning (Listed Buildings and Conservation Areas) Act

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/1989/0004:
Change of use to catering A3 (Approved)

3/1989/0333:
Consent to display advertisement (Approved with Conditions)

3/1989/0483:
Removal of condition (2) imposed on approval 3/89/0004 which imposed a restriction whereby "the premises shall be closed to the public by no later than 11.30 p.m. Monday to Saturday (Approved)

3/2007/0280:
Proposed change of use of first floor stores to affordable 1no bedroom flat including external escape stair (Withdrawn)

3/2007/0607:
Change of use of first floor premises from shop store to dentist surgery including external fire escape (Approved with Conditions)

3/2017/0138:
7 Berry Lane – Proposed hanging sign (Approved with Conditions)

3/2005/0273:
7 Berry Lane – Proposed extension, alterations and change of use to existing commercial/residential premises to form dental surgery including facilities for disabled and semi-ambulant patients and staff (Approved with Conditions)

3/2022/0377:
1 Brewery Street and 7 Berry Lane – Proposed change of use from dwellinghouse to dental surgery to allow extension of and internal connection to existing surgery at 7 Berry Lane. Internal changes include creation of two additional surgeries and additional staff space. No external alterations (Approved with Conditions) 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site is comprised of a semi-detached former stone cottage fronting onto Berry Lane, incorporating a pitched roof and adjoining to the existing dental surgery at 7 Berry Lane. Directly to the north-west sits the Methodist Chapel which is considered to have been built in 1888, although it is not Listed. The site also falls in the Longridge Conservation Area, with 9 Berry Lane said to retain a well-detailed but simple 19th century shopfront. 

The site sits in the wider context of Longridge, a Principal Settlement of the borough providing good local access to a wide variety of services, amenities and public transport. 


	Proposed Development for which consent is sought:

The proposal seeks solely to change the use of 9 Berry Lane from a fast-food outlet to a dental surgery. No external alterations to elevations, access or any other element of the building is proposed. 


	Principle of Development:

As per Key Statement EC1, employment development will be directed towards the main settlements – including Longridge. Given the proposal seeks to improve the existing dental facility by expanding its provision into a currently vacant commercial unit, it is considered the proposal is compliant with EC1 and as such is acceptable, subject to other material considerations. 


	Impact upon Character/appearance of Conservations Area (Where Applicable):

Given the proposal site lies within the defined Longridge Conservation Area, consideration must be given in respect of the proposals compliance with Key Statement EN5 and Policy DME4 of the Ribble Valley Core Strategy.  However, given the proposal does not involve any exterior alteration or additions, it is not considered that there are any physical aspects of the proposal that would have any undue measurable impact upon the character or visual amenities of the designated area.


	Impact Upon Residential Amenity:

Taking account that the proposal does not involve any external additions or alterations, it is not considered that there are any physical aspects resultant from the proposal that would have any undue impacts upon existing neighbouring residential amenity.

Any impacts on amenity by way of the change of use are negated, given the existing established use of a hot-food takeaway is generally considered to be more impactful on residential amenity (e.g. way of excess noise, litter etc). As such, changing the use to a dentistry is likely to improve the residential amenity in the immediate vicinity. The proposal is therefore compliant with DMG1 (Amenity). 


	Visual Amenity/External Appearance:

Given the proposal does not involve any external alterations/additions it is not considered that the proposed change of use will result in any undue impacts upon the visual character or visual amenities of the area.


	Highways and Parking:

Following consultation with LCC Highways, the proposal is considered acceptable in this regard. Whilst a shortfall in parking has been identified, this is an existing situation with the extant uses and a thorough program of TRO’s exist around this area of Berry Lane to deter inappropriate or illegal parking. The sustainable location of the site should also encourage sustainable travel options. As such the proposal is considered compliant from a Highways perspective. 


	Observations/Consideration of Matters Raised/Conclusion:

As such, whilst 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 represent an appropriate form of development that will not result in any undue harm upon the character or visual amenities of the designated Longridge Conservation Area. It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval. 


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions. 
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