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	Development Description:
	Change of use of Unit 2 from retail unit (Class E) to a Hot Food Takeaway (Sui Generis) with installation of extraction equipment. Shop front alterations to units 1 and 2.

	Site Address/Location:
	53 to 57 Berry Lane, Longridge

		

	CONSULTATIONS: 
	Parish/Town Council

	Longridge Town Council have raised the following concerns:
· Noise and pollution from the proposed extraction equipment
· Increase in litter and would like an agreement in principle for additional bins
· Deliveries should be made outside of peak hours
· Accessibility on Warwick Street

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	Further information requested, in the form of a delivery and service plan as the LHA are concerned with the site being serviced from Warwick Green. On receipt of further information, the LHA are satisfied with the details of the deliveries and services with goods to unload from Berry Lane, no more than 3 times a week with drivers to park on on-street parking spaces as available. Delivery times for HGVs will be restricted to 6am-9am and 6pm-11pm on all days. 

	

	CONSULTATIONS: 
	Additional Representations.

	3no. letters of objection have been received, raising the following material considerations:
· Saturation of take-aways in Longridge
· Traffic and litter generation
· Parking and delivery problems on Warwick Street


	

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

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
Policy DME2:	Landscape & Townscape Protection
Policy DME4:	Protecting Heritage Assets
Policy DMB1:	Supporting Business Growth and the Local Economy
Policy DMR2:	Shopping in Longridge and Whalley

Longridge Neighbourhood Plan
Longridge Conservation Area Appraisal and Management Plan
National Planning Policy Framework (NPPF)


	Relevant Planning History:

2023/0092:
Advertisement consent for one main fascia signage box., one projecting sign and one internal digital screen – Refused

2023/0309:
Proposed installation of external illuminated fascia sign and external illuminated hanging sign – Refused

2021/1160:
Demolition of an extension, polytunnels and storage building and erection of extension to existing retail premises (use class E) at ground floor and five apartments above. Conversion of upper floor of existing building to create two apartments – Refused


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site is comprised of one half of the existing ‘Swifts’ building which incorporates 53-57 Berry Lane and was formerly occupied by Swifts, a hardware and DIY store. 

The building is unlisted but does sit within the Longridge Conservation Area and, along with various other buildings on Berry Lane, is listed as a Building of Townscape Merit. The building itself is a mid-terrace with traditional shopfronts, sash windows to the 1st floor and a pitched roof, with a number of chimneys spanning the ridge line.


	Proposed Development for which consent is sought:

The proposal seeks to change the use of Unit 2 from a retail unit (Class E) to a hot-food takeaway (Sui Generis), install extraction equipment and undertake some external alterations. The external alterations are as follows:
· New aluminium infill panels which would bring forward the shopfront for Nos 53 and 55 so that it lies flush with the existing columns and the shopfront at No 57
· 2no. grilles to the gas meter to allow airflow.
· Laminated, impact resistant glazing
· Powder coated aluminium finished door frames
· Cladding of the column in tiles

To the rear elevation:
· An air-conditioning unit and cold room compressor is proposed at ground floor level, mounted on slabs. 
· New oven extract duct rising externally and terminating 1m above the eaves, with a jet cowl. 
· Fresh air intake duct exiting through the existing single-storey flat roof to the rear, terminating with a mushroom cowl. 
· Bin store and stacked dough tray space located to the rear, with new external LED spot lighting to the bin store and plant area. 


	Principle of Development:

The principle of development is required to be secured against Key Statement EC2, as well as DMB1 and DMR2. 

EC2 states that development that supports and enhances the vibrancy, consumer choice and vitality and unique character of the area’s important retail and service centres (one of which is Longridge) will be supported in principle. 

This is further supported by DMB1 which states that proposals that are intended to support business growth and the local economy will be supported in principle. DMR2 is further geared towards ensuring appropriate provision of shopping facilities in Longridge, but nevertheless is relevant given the goal of the policy to increase consumer choice and ensure the vitality of important principal settlements. 

In addition, it is noted that the Longridge Neighbourhood Plan Policy LNDP8 explicitly states that hot food takeaways are to be supported within the main centre, within which the site sits. 

Given there the Local Plan context and that one of the overarching objectives of the NPPF is to encourage vibrant diverse town centres, as the proposal seeks to bring back into use an existing, vacant retail unit and the use is complementary to the location of the unit (that being in the centre of a principal settlement and in an area with a high precedent of existing commercial and retail units), the principle of the change of use is considered acceptable, subject to consideration against further material considerations.


	Design, Visual Amenity and Impact upon the character and appearance of the Conservation Area

Context

As per KS EN5, the Council states that there will be a presumption in favour of the conservation and enhancement of the significance of heritage assets and their settings with recognising that the best way of ensuring the long-term protection of heritage assets is to ensure a viable use that optimises opportunities for sustaining and enhancing its significance. 

This is supported by DME4 which states that proposals within, or affecting views into and out of, or affecting the setting of a Conservation Area will be required to conserve and where appropriate enhance its character and appearance and those elements which contribute towards its significance. The terrace within which the site sits is centrally located within the Conservation Area and forms a primary elevation, with the building itself being regarded as a Building of Townscape Merit within the Longridge CAA. As per the Conservation Area Management Plan, Buildings of Townscape Merit make a positive contribution to the character and appearance of the CA and the Council consider very carefully all applications to alter or extend such buildings. In addition, the CAA states that these buildings are the buildings are considered to be good, relatively unaltered examples, of their type where original materials and details, and the basic, historic form of the building, has survived.

As noted above, NPPF Paragraph 202 puts forward a test where there is considered to be less than substantial harm to the significance of a designated heritage asset. As such, given the above it is necessary to assess the level of harm to the significance of the Conservation Area as a result of the proposals. 

Assessment

In this sense, the proposal is considered to cause a limited amount of less than substantial harm by way of the minor alterations to the front elevation (alterations to the rear elevation are of minimal nature, purely functional and sited in isolation, and as such are considered to cause a negligible amount of harm in this sense). 

The general design and character afforded by the existing front elevation is largely retained, including the stallrisers and pilasters to the point where there is still some visual evidence of the original three shopfronts, despite the conversion into what is effectively two. Whilst there is an alteration to the location of one of the doors, the total number of entrances off Berry Lane is the same (at 2). This retention of the existing profile mitigates the additional harm caused by the provision of modern materials to the front elevation, with further mitigation afforded to the existing treatments adjacent and in the immediate vicinity, which are mixed and varied in nature and not particularly reflective of the historic character of the conservation area. 

Furthermore, the proposal incorporates bringing both shopfronts flush to the front of the building, whereas previously they were slightly set-back. This is not considered to be out of keeping with the myriad of shopfronts in the immediate vicinity, many of which have done the same thing, and will not detract from the visual amenity of the area or the significance and character of the conservation area. As such this element of the proposal is considered to be acceptable and contributes a negligible amount of harm. 

The materials proposed, that being powder coated aluminium and Waxmans tiles (both in grey) would modernise a Building of Townscape Merit and would cause the bulk of the identified less than substantial harm to the significance of the Conservation Area, but ultimately it has been considered that the existing streetscene incorporates a wide variety of shopfronts, materials and colours as such ensuring the cumulative impact is fairly minimal. 

As per NPPF Paragraph 202, following the identification of the less than substantial harm this is required to be weighed against the public benefits of the proposal. In this sense the public benefits are fairly consistent in that the building is, at present, vacant and fairly worn-down and as such is at risk of further dilapidation to the point where it could be of a detriment to the immediate area. The alterations proposed ensure the vitality and continuation of the building and is given a fair amount of weight, to the point where the proposal is considered to pass this test and as such is compliant with EN5, DME4, DMG1 (Design) NPPF Paragraph 202 and Longridge Neighbourhood Plan Policy LNDP4.  


	Impact Upon Residential Amenity:

As per Core Strategy Policy DMG1, development must:
1. Not adversely affect the amenities of the surrounding area.
2. Provide adequate day lighting and privacy distances.
3. Have regard to public safety and secured by design principles.
4. Consider air quality and mitigate adverse impacts where possible.

In this sense the proposal is not considered to have any additional on residential amenity over the existing approved use – both uses are considered to have similar levels of comings and goings and neither use is considered to cause an unacceptable amount of noise or light pollution. Furthermore, no additional fenestration is proposed that may cause an element of overlooking or loss of privacy and no part of the proposal is considered dominant or overbearing. 

Environmental Health have been consulted with regard to the provision of the fume ventilation system and refrigeration system and confirmed that they are satisfied both with the submitted noise report and with the submitted specification for the proposed ventilation system. As such the proposal is considered to be compliant with DMG1 (Amenity). 


	Highways and Parking:

Following consultation with the Highways team, further information was requested in the form of a delivery and service plan to support the application. The delivery and service plan confirmed that the site would be serviced from Berry Lane and, subject to the provision of a restrictive condition ensuring that no incoming deliveries can be made during peak times, has been deemed acceptable by the Highways team. As such the proposal is not considered to have an unacceptable impact on the local highway network and as such is deemed acceptable. 


	Health and Wellbeing

Lancashire County Council have published a “Hot Food Takeaways and Spatial Planning” advice note which covers how local planning authorities can help to tackle the increasing health issues of excess weight and obesity within Lancashire through stricter control of the development of hot food takeaways. It contains 3 recommendations:-

· Refusing new Sui Generis Hot Food Takeaway uses within wards where 10% or more of reception pupils or 15% or more of year 6 pupils are classed as obese

· Refusing new Sui Generis Hot Food Takeaway uses within wards which fall within the 20% most deprived areas in England

· A 400m restriction zone for Sui Generis Hot Food Takeaway use surrounding secondary schools

Figures obtained for the ward suggest the proposal would not satisfy the first recommendation; although would satisfy the other two. Whilst this advisory note is a material consideration, the failure to comply with one of these points is not considered to justify a refusal of the planning application given the acceptability of the proposal in all other respects.


	Response to Objections:

It is considered that, whilst there a number of take-aways in Longridge, this is not in itself a reason for refusal and the use is still considered acceptable within the area. In addition, it is noted that the Longridge Neighbourhood Plan Policy LNDP8 explicitly states that hot food takeaways are to be supported within the main centre, within which the site sits. 

With regard to the traffic generation, following assessment by LCC Highways no unacceptable impact on the highways network has been identified. With regard to litter generation, whilst it is not unlikely that there may additional litter generated this again is not in itself a reason for refusal and can be sufficiently mitigated in-store, using appropriate refuse disposal. 


	Observations/Consideration of Matters Raised/Conclusion:

As such, 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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