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	Date Inspected:
	N/A
	Site Notice:
	N/A
	

	Officer:
	BT
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	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 (pursuant to variation of condition 4 of 3/2023/0055 (hours of operation) to change opening hours to 11:00 to 00:00 Monday to Sunday, including Bank Holidays.

	Site Address/Location:
	53 to 57 Berry Lane, Longridge, PR3 3NH.

		

	CONSULTATIONS: 
	Parish/Town Council

	Longridge Town Council:
	Consulted 11/6/24 – no response received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections.

	

	RVBC Environmental Health:
	No objections subject to the applicant obtaining a late night refreshment licence.

	

	CONSULTATIONS: 
	Additional Representations.

	One representation has been received in relation to the proposal which is summarised as follows:

· Impact of the proposal upon residential amenity


	

	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 And Services
Policy DMI2: Transport Considerations 
Policy DMG1: General Considerations
Policy DMG2: Strategic Considerations
Policy DMG3: Transport And Mobility
Policy DME4: Protecting Heritage Assets
Policy DMB1: Supporting Business Growth And The Local Economy

National Planning Policy Framework (NPPF)


	Relevant Planning History:
3/2023/0785:
Approval of details reserved by condition 6 (refuse collection) of planning permission 3/2023/0055 (Approved)

3/2023/0784:
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 (pursuant to variation of condition 5 of 3/2023/0055 (delivery times) to allow deliveries between 7am and 11pm from Berry Lane) (Refused)

3/2023/0055:
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 (Approved)

3/2023/0309:
Proposed installation of external illuminated fascia sign and external illuminated hanging sign (Refused)

3/2023/0092:
Advertisement consent for one main fascia signage box., one projecting sign and one internal digital screen (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 application relates to a hot food takeaway in Longridge. The application premises occupies the ground floor space of unit 2 within No. 53 - 57 Berry Lane with the ground floor space of unit 2 having been approved for use as a hot food takeaway under planning application 3/2023/0055. Prior to this the ground floor area of the application premises previously comprised a Class E (commercial) use. Access to the premises is from Berry Lane with the application property lying within the confines of Longridge Conservation Area. The application property lies within a built up area on a busy throughfare with the surrounding buildings comprising a mixture of residential properties and commercial establishments.


	Proposed Development for which consent is sought:

Planning consent was granted for a change of use of the ground floor space of unit 2 within No. 53 – 57 Berry Lane from Commercial (Use Class E) to a Hot Food Takeaway (Use Class Sui Generis) under planning application 3/2023/0055. Additional works approved included shop front alterations and the installation of extraction equipment. 

Condition 4 imposed on planning application 3/2023/0055 reads as follows:

‘The hot-food takeaway use hereby approved shall only be operated between the following hours: 

11:00 to 23:00 Monday to Sunday, including Bank Holidays

There shall be no business operated from the premises or site outside the stated operating hours.

Reason: To comply with the terms of the application and in the interests of protecting the residential amenities of nearby residents.’

The  supporting information within the current application makes reference to the competitive nature of the local area’s evening economy which in turn places a demand on the existing business to remain flexible with respect to their hours of operation, particularly within the later hours of the evening to accommodate customers eating outside of traditional meal times. It is further stated that the restrictive nature of the existing approved hours of business would result in potential customers frequenting alternative hot food takeaway establishments with longer opening hours which in turn would result in lost custom. As such, consent is sought for an extension to the approved hours of business for the application premises by way of a variation to condition 4 imposed on planning consent 3/2023/0055 as part of this S73 application. 


	Impact upon Residential Amenity:

The original submission of the application proposed a change to the approved hours of business for the application premises as follows:

· 11:00 to 00:00 Sunday to Thursday (one additional hour on each day)
· 11:00 to 01:00 Friday and Saturday (two additional hours on each day)

Analysis shows the presence of several residential receptors within the vicinity of the application premises, namely the occupants of 62A, 59A, 65A, 71A Berry Lane. As such, the neighbouring receptors referenced could be potentially subjected to additional noise and disturbances arising from the proposed extension to the approved hours of business for the application premises and concerns have been raised with respect to this through the application’s public consultation process. 

Notwithstanding the above, analysis shows that hot food takeaways comprising midnight closing hours are present within the locality and these establishments (Bella Italian, Geno’s, Pizza Time) lie within reasonably close proximity to residential properties (Pizza Time is adjoined by residential properties). In light of this, no significant concerns are raised with respect to impacts upon neighbouring amenity with regard to the extension of opening hours proposed for the application premises on Sunday – Thursday in as much that this would largely mirror existing commercial / residential mixed use arrangements in the area. 

Notwithstanding the above, hot food takeaways with opening hours beyond midnight are far less prevalent in the locality, with only one such establishment identified within the vicinity of the application premises (5 in 1 at No. 23 Berry Lane). As such, it is considered that the 01:00 closing time (originally) proposed for Fridays & Saturdays at the application premises would likely increase the potential for neighbouring residential receptors to be subjected to noise and disturbances from patrons entering / leaving and congregating around the application premises and activity from food delivery drivers, all of which would occur during the early hours of the morning and at a quieter time when other similar establishments would have ceased trading for the day. Accordingly, it is not considered that the 01:00 closing time (originally) proposed for the application premises on Fridays and Saturdays would be reflective of the existing commercial / residential mixed use arrangement in the area.

The above concerns have been conveyed to the applicant who was asked to reconsider alternative opening hours of 11:00 to 00:00 on Fridays and Saturdays for the application premises on the basis that this was considered to constitute a reasonable compromise in light of the opening hours of similar establishments in the locality and the applicant has since agreed to this.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed variation to condition 4 from original planning consent 3/2023/0055 is considered acceptable on the basis that the proposed extension to the originally approved hours of business at the application premises would be largely reflective of the existing commercial / residential mixed use arrangement in the area and would therefore have no significant impacts upon neighbouring amenity.

Furthermore, there are no material changes since the previous consent as such the principle of development along with other matters such as design / visual impact, highways and ecology remains acceptable subject to conditions. 

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 the application be approved.



image1.jpeg
&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk




