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1 infroduction
11 Cerda Planning has been instructed by Paddy Power Plc to undertake an

assessment of the implications of providing Bookmakers offices within retail

frontages cn vitality and viability of the fronfage.

12 Paddy Power Plc has embarked upon an expansion programme and is
actively securing new sites to open Bookmakers offices Paddy Power Pic are
aware of the various limitations on development within retail frontages by local
planning policies throughout the UK, and the sensitivity of any loss of retail
floorspace. The primary issue for local planning authorities is to ensure vitality

and viability of defined centres is maintained.

13 This report has been prepared to accompany planning applications _and
appeals submitted on behalf of Paddy Power Plc for new Bookmakers offices
i is infended to assist local planning autherities, and Planning Inspectors, in their

determination of proposals for new Bookmakers offices in retait cenires.

1.4 The report sets out at Section 2 the key defining attibutes of Bookmakers
offices. National planning policy is set out at Section 3, whilst Section 4 assesses
the implications of siting Bookmakers offices within retail frontages. This
assessment work focuses on two specific areas, firstly the level of footfall activity
associaled with a Bookmakers office compared with other retail units within @
specific frontage f{in this case Tooting High Street}. Secondly, consideration is
given to a number of previous appeal decisions where Planning Inspectors
have made judgements on the implications for Bookmakers offices within retail

frontages A summary and Conclusions are drawn at section 5.

1.5 It is relevant to note that the foolfall survey work, whilst undertaken in Tooting
High Street, can be considered fo be typical of any retail frontage within the
UK and as such the data that has been obtained can be relied upon in respeci
of any retail frontage in any defined centre. The footfall survey work is not
therefore site specific  As will be seen within Section 4 of this repori, Inspectors
have previously ruled that footfall survey work obiained from one defined

centre can be considered a material consideration in respect of typical footfail

o ko 320120842FP
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Altributes of a Bookmakers Office 32 O 1 2 O 8 4 2

There has been a significant change in the operation and appearance of
Bookmakers offices, largely following the de-regularisation of the industry

approximately 10 years ago

The floor area of typical units range from one site o another, but generally
comprise between 100 and 130 square metres. Each unit employs around 3 to

4 members of staff full ime and one o two members of staff part time

A Bookmakers office is open for long hours, usually 7 30am to 11.00pm Monday

to Sunday, including Bank Holidays.

A Bookmakers office always includes a shop front, which is typically open with
poster displays which are altered on a twice weekly basis advertising various
sporting and other evenis. The operation and appearance of Bockmakers s

thus more akin to a retail unit than the traditional Bookmakers property which

had blacked out windows and operated limited hours

A Bookmakers office is usually open plan, and accommodates between 20

and 25 televisions together with standalone stations.

A large number of television displays is required because of the wide range of
sports available/services provided including Poker, Casino, Betting and Games.
Coverage of a number of sports are provided within the unit; these cover Horse
Racing, Greyhound Racing, Football, Rugby Union, Rugby League, Golf, Tennis,
Cricket, Motor Racing, Darts, Snocker, Cycling and Athletics. Of these, mulfiple
matches within each sport can take place at any one iime {for example over
40 football matches on Saturdays) and furthermore multipie sports take place
at any one time (for example Rugby League, Rugby Union, Football Games all

take place on Saturdays where leagues are run typically September 1o May).

Given the high level of data required fo service the televisions displays
between 3 and 4 satellife dishes are normally required to serve the use. These

are usudlly sited to the rear of buildings or on the roof. In addition, a single

antenna is also reguired.

Bookmakers offices are usually air conditioned reguiring between 2 and 3 air
handling units. There would be externally mounted either within the rear yard

of units or on first floor projecting extensions to the rear.

Cerda Planning Limited 4
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29 Rarely will a Bookmakers office extend above the ground floor. Level access Is

ordinarily achieved from pavement level, with level, access achieved within

the entirety of the unit.

210 Customer toileis are always provided. including toilef facilities for people with

mobility difficulties or other disabilities

Cerda Planning Limited 5
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3. Flanning Policy

3.1 Planning Policy at the national level is set out begw1 2 O 8 4 2 P

32 Regional and local planning policies, including Supplementary Planning
Guidance and Supplememory Planning Documents are not addressed within
this reporf, but are dealt with in the Planning, Design and Access Statements
submitted on behalf of Paddy Power Plc in respect of individual planning

application proposals.
National Plannin_g Policy Framework

33 The National Planning Policy Framework is a key part of the Governments
reforms tc make the planning system less complex and more accessible, to

protect the environment and fo promote sustainable growth

34 One of the NPPF's main statements is the Government's commitment to
securing economic growih in order o create jobs and prosperity, building on
the country’s inherent strengths. Planning should operate to encourage and
not act as onnimpedimen’r to sustainable growth. Therefore significant weight

should be placed on the need to suppoert economic growth through the

planning system.

3.5 The NPPF states that where town cenfres are in decline, local planning

authorities should pian positively for their future to encourage eccnomic

activity.

3.6 Paragraph 34 deals with design. This makes clear that proposals which fail to
take the opportunities available for improving the character and quality of an

area and the way it functions should not be accepted.
The Town and Couniry Planning {(Use Classes) Order 1987

3.10 The 1987 Use Classes Order places beiting offices in Class A2 - Financial and
Professional Services, adlong with uses such as estate agencies and solicitors

office By conirast travel agencies and hairdressers are defined as Class Al —

Shops.

317  Since 1987 the method and pattern of retail purchasing has been significantly
aitered by out-of-centre outiets, internet sales, large supermarket domination

Cerda Planning Limited é
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etc. Similarly, leisure and eating out patterns have altered, particularly due fo
revised licensing laws. In some areas the Use Classes Order has been
amended to reflect these changes, notably in respect of Casinos and hot food
uses However, the Use Classes Order has failed to keep up with the pace of
change and because it does not reflect the nature fo foday’s High Street each
proposat must be considered on merit, having regard to the likelihood of harm

being caused.

320120842p
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4.1
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4.4

4.5

4.6

Implications of Siting Bookmakers Offices in Retail Frontages

Having established the key defining characteristics of Bookmakers. operation,
and that as an A2 use, nof normally accord with retait frontage policies, it is
necessary fo examine the actual effect of siting a Bookmakers operation within

a shopping centre, and analyse any potierns or features that reflect and

support town centre locations.

The research set out below comprises two parts:
1. Primary research based on field work survey, and

2. Lliterature review of recent appeal decisions considering the

locational effects of Bookmakers offices.

A 320120842°P

The footfall survey involved fieldwork counting visitors to an existing Paddy

Power Bookmakers. The hypothesis fo be tested is:

“Notwithstanding the A2 Use classification, the cusfomer activity
associated with a Bookmakers operation is comparable fo an Al refail

”

vse.

The methodology involved counfing actual visitors to a Bookmakers in Tooting
High Street. To test the hypothesis it was also necessary to count visitors to
traditional Al retail outlets in the same location. Three neighbouring premises
were selected providing a broad spectrum of cutlef types. These included a

supermarket {Lidl); o homeware store, and an Opticians.

In order to gather meaningful data, counts were undertaken on 3 separate

days; Wednesday, Friday and Saturday, and over 3 different fime periods

range from 11am to 5pm.

The detailed results of the footfall are attached at Appendix 2. The results of

the count are as follows:

Paddy Power | Licl Home Essentials 'Vwr‘oe;';’:rij‘nf"k

Wednesday

1pm - 2pm 36 161 24 9
Z2pm=-3pm 53 17¢ 35 7
3pm-—4pm &4 154 31 6
Friday

2pm—3pm &7 184 a7 8

3pm - 4pm 58 209 0 2

Cerda Planning Limited 8
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Paddy Powers lid - | Home Essentials le)ee_i_e_ ¢ & Kirk
- 3 . } ~ | .. Opiicians. -
4pm-5pm 63 212 28 4
Saturday
1am-12Noon 52 163 11 20
12om-1pm 74 167 16 21
Ipm-2pom 48 159 27 18
Average: 57 177 27 11

47 It is to be noted ihat the latest data collected in the survey is up to 500pm on
Saturday. This is on the basis that Wheeler and Kirk Opticians close at 5.30pm
and a full hours data would not be available from 500pm onwards and

therefore as such a comparison between each of the four outlets would not be

320120842°P

48 However, Paddy Power opens until 10 00pm each day, and footfall therefore
confinues into the evening period Whilst a direct comparison cannot be
made with fhe other oullets due to their far more restrictive opening times,
footfall data for the Paddy Power unit shows 24 visitors between 5 00pm and
6.00pm and 66 visitors between 6.00pm and 7.00pm. This footfall is significant
and none would arise if the Paddy Power unit were in Class Al use. This

demonstrates the benefits to vitality and viabiiity of Bookmakers office within o

retail area

49 In summary, the results show that; the average number of visitors per hour for a

Bookmakers is 57

= The visitors o the Bookmakers was around one third of visitors to the
supermarket;

» The number of visitors to the Bookmakers was double these visiting the
homeware store and five times those persons visiing the Opticians
during the same period in addition to the numerical data collected o
number of important observations were made. Mostly notably; persons
visiting the Bookmakers were also observed visiting the supermarket;

= All visitors to the Bookmakers arived on foot, passing a number of other
retail ouilets;

= A number of persons fravelling dlong Tooting High Street stopped to
look at the Bookmakers window displays

»  Four people were observed re-visiting the Bookmakers during the
duration of a daily count;

*  People using the bookmakers are more likely to be alone than persons

visiting the supermarket who tended to be in couples and/or with

Cerda Planning Limited 9
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410 The results prove that the footfall associated with a Bookmakers operation is
comparable with other retail ouilets. Indeed, the resulis confirm that the

activity associated with o Bookmakers more closely reflects that of a tradifional

retall unit than the Al options use

411 The results, coupled with the observations made durng the fieldwork
demonsirate that activity associated with the Bookmakers match that of retail

operators, with users undertaking linked trips

412 These resulis, representing up to the minute primary research corroborates
simitar evidence provided by other Rookmakers in support of planning

applications and appedals.

413  The evidence is presented where local authorities seek to resist non-retail uses
in commercial shopping centres. Notwithstanding the A2 classification, the
documented changes 1o Bookmakers operations together with fooifall data
and evidence of patterns of behaviour and activity associated  with
Bookmakers operations, many applications that were in conflict with restrictive

retail policies, have been successfully agreed at appedi.

414 A review of relevant decisions is set out in the section below.

i) Previous Appeal Decisions 3 2 0 1 2 O 8 Z:% 2 P

415  As indicated above it is appropriate to consider previous judgements on the
acceptability of Bookmakers offices within retail areas. it is particularly pertinent
to consider such uses following the industry de-regularisation which has brought

about distinct changes to the operation and appearance of betting offices

416 in this regard a number of appeal decisions have been reviewed There are
material o the assessment of betting office proposals. A summary of a range of
appeal decisions is set out below, and the appeal decisions found at Appendix

3

417  30/32 Bank Street Rawlensiall
Change of use from Retail (A1) fo office [AZ)

T/APP/B2355/A/99/1027747 (P9
“Paragraph 11 .In my judgmeni, the proposed development Bookmakers

Cerda Planning Limifed 10
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would not threaten the primary retail function of the town centre but is more

likely to enhance the healthy balance between competing town cenire uses

which is the main objectives of policy $3 "

“Paragraph 13.. It would have an open shop siyle frontage permitting views of -
the interior with window displays changing from time to time, including
advertising odds relating to forthcoming sporfing events..based on surveys of
premises in a similar fown centre location in Standish, it is expected that the
number of customers would increase to about 550 to 750 per week. given this
and the open nature of the frontage, | consider the use of the apped! site as a

betfing office is likely to stimulate pedestrian flows just as much as many Class

Al uses”

418 25 Embassy Courl Welling 3 2 U 1 2 O 8 4
Change of use from Retail (A1) fo Befting Offfce fA2) 2 P

T/APP/D5120/A/00/1035393/P6

“Paragraph 10.. Dedling first with the likely impact of @ betting office on the
character, viability and vitality of shopping centres generally, 1 see no good
reason why a betting office should have an adverse efiect on the
attractiveness or vibrancy of a shopping centre In many cases, they exert
substantial pedestrian pulling power and generate @ greater level of activity
than some types of shop. They are good customer attractions that con

contribute to the interest and variety of a fown centre "

“Paragraph 11..In the past it has been argued that betting offices present an
unattractive or dead frontage 1o shopping streets and therefore disrupt the
continuity of the frontage. But deregulation of the industry has meant that

many modem betting offices have comparatively open, well Iit, glazed

frontages.”

“Paragraph 15...Despite the fact that the appeal premises would result in three
conseculive units in non retail use, | believe that the aclivity that a betting
office would infroduce would enhance the precinct. It would encourage

people to enter the area and, once there, they would be potential customers

of the other shops.”

419 354 Rayners Lane, Harrow
Change of use from Refail (A1) fo Betting Office (A2)

App/M5450/A/00/1043071

Cerda Planning Limited 11
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"“Paragraph 9.1 consider that the attraction of customers to the appeadl
premises would result in additional visits by those customers fo other shops in
the key shopping frontage, to the benefit of the future vitality and viability of

the district shopping centre ”

420 57 Stafion Road, Hayes

Change of use fo BeHling Office (A2) 3 2 U 1 2 U 8 4 2 P

T/APP/R551G/A/95/258479/17

“paragraph 12. A prime measure of vitality in a town cenire is the number of
people attracted fo it at different times of the day and evening, available for
businesses to atiract into shops, restaurants and other facilities. Independent
surveys, supported by your own surveys, show convincingly thaf betting offices
atfracted considerable numbers of customers indeed more than many retail
uses Bearing-in mind the tong opening hours, and the likelihood that a fair
proportion of customers would combine a visit with shopping trips, | consider
that this proposat would have the effect of adding to the vitality of the town

centre”

“Paragraph 13 Another essential element of vitality and affractiveness is
diversity Although the policy of retaining a high proportion of frontages in Class
Al retail use can be justified, that does not seem o me to be the same
justification for restricting the smaller proportion of A2 uses to Banks and Building
Societies. The Use Classes Order was designed to allow flexibility within the

sector, permitting a free interchange within a wide range of services which the

public now expects to find in shopping areds.

“Paragraph 16 .Over the last few years, beiting offices have changed
radicaily. Although the Council may wish fo see them restricted fo secondary
shopping areas, | have little doubt that a modern, well presented establishment
with a range of facilities now permitted would attract a significant number of

people inte the town cenire | am satisfied that a substantial number of them

would combine their visit with shopping, thereby complimenting the main retail

function of the primary shopping area enhancing its vitality "

421 147 Crockhamwell Road, Woodley
Change of use from Refail (A1) fo Beffing Office (A2)

App/X0360/A/05/11889463

Cerda Planning Limited 12
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“paragraph 9. The appellant submitted evidence from surveys of existing
betting offices which demonstrate that betting offices consistently attraci
considerably more people than the retail premises on either side of them. |
recognise that the local circumstances of these premises may be very different
from Woodley, but since the surveys are only comparing the level of trade
between a belting office and the adicining shops, | consider thai local
circumstances are fairly reflected .1 consider that these surveys are credible
evidence that betting offices normally attract a high level of activity and

would often increase, rather than decrease, pedestrian flows where they are

introduced".

422 54 lumiey Road, Skegness A 8 4 2 P
Change of use from Retail (A1) fo Financial (A2)3 2 U % 2 0

App/D2510/A/11/2166516

“Paragraph 5 .Lumley Road is one of the main shopping/commercial streets
wilhin the town centre and at the time of my visit, which was outside the main
holiday season, exhibited high pedestrian flows 1 struck me from both my own
observations and the evidence before me that the number of vacancies

appeared o have risen, parficularly since the Council commissioned a Retail

Impact Assessment in 2008

“paragraph é..In my experience and as the appeliont's submission show,
generally Class A2 uses can do and do attract as much and, in some cases,
more comings and goings as do retail premises. Moreover, the comings and
goings generally form part of linked trips fo other town cenire uses. The

evidence indicates that despite vigorous marketing and a substantial

reduction in the rent {25%) the owners have been unable to generate retail
interest in the unit. Given the number of other vacant premises in the area and

he curren! economic situation, | do not see that this situation would materially

change if the owner continued to reduce the rent”.

“Paragraph 9...The proposed change of use would not unacceptably offect
the vitality and viability of Lumley Road and the town cenire as a whole
Moreover, the bringing back into use of a unit that has remained empty for a
significant period along with the consequent improvement in employment
opportunity would represen‘r a special advantage and contfriibute to the vitality
and viability of Skegness Town Centre. Accordingly, the preposal would not

conflict with objeciive of development plan policy”

Cerda Planning Limited 13
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“paragraph 10..The standard time limit for commencement, the Counci

suggest a condition requiring details of the proposed frontage alterations.
Given that planning permission would be required for alferations to the shop

front, 1 consider a condition along these lines is unnecessary.

423 A number of very significant conclusions can be drawn from the opinions

expressed by Inspectorsin the appedadl decisions cutlined above.

424  Firstly, the de-regularisation of the indusiry requires local Planning Authorities fo
consider radically altering their approach to applications betting offices.
Retting offices now present an attractive, open frontage with changing shop

displays, akin fo a Class Al retail unit, and, do not present a dead frontage.

425 Secondly, a beting office use is complimentary to more traditional Class Al
refail premises and linked trips between betting offices and other retail units are
highly likely. Indeed, betting offices can assist in drawing memibers of the public
into a shopping area and, once there, will encourage additional spend within

the shopping area to the benefit of its vitality and viability

426  Members of the public also expect modem shopping areas 1o include a range
of facilities and activities, rather than a limited retail offer Betting offices, are
now a key feature of the high street and can assist in this diversity of uses and

activities which assists in the attractiveness of retail areas

427 Furthermore, it has been shown that the footfall associated with a betting
office is at least equal to, and indeed in many cases far more significant than
the footfall associated with traditional Class A1 retail premises. This in itself is o

distinct benefit in respect of vitality and viability of a shopping area.

428 In view of the advantages of a betting office as described above, the appeal
decisions indicate that the provision of ihree consecutive non Al units,

including at leasi one as a betiing office, can be considered to be

appropriate even in primary relail frontages.

4929 In addition, it is clear that whilst primary survey data will only relate to one retail
areq, the principles can and should be applied to other shopping areas, since

lecal circumstances would be fairly reflected.

430 Findlly, the appeal decisions outlined above find that despite locally restrictive

retail policies the location of Bookmakers in retail areas supports the wider

Cerda Planning Limited 14
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objectives of planning policy set out at nationdl, regional and local levels in
seeking fo maintain or improve the atfraciiveness of shopping areas, ensure
the primary refail function is not unacceptably adversely affected, and that

the vitality and viability of the area is maintained.

431 These decisions underpin and support the conclusions drawn frem the foottall

data collected af Tooting as described earlier in this report.

320120842P
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Summary and Conc!usions J Z‘/ U 7 Z O 8 4 2

This reporf, commissioned by Paddy Power Plc, has set out the atiributes of
Bookmakers offices and how the de-regularisation of the indusiry has led te o

significant change in the way Bookmakers offices operate, i.e. akin to a retal

unit.

Indeed, Bookmakers offices have been found to offer benefits over fradifional
retail units insofar as opening hours are significantly extended, with Bookmakers
offices operate 7 days a week including Bank Holidays, which is likely to be far

a more extensive activity than would be the case with a retail unit,

The range of sports and facilities on offer within a Bookmakers office atiract @

wide range of clientele from varied social and economic backgrounds

drawing a variety of people into a retail frontage.

National Planning Policy. This has shown that fhere is a presumption for
Bookmakers offices to be located within defined centres given the
sustainability benefits that arise from such locations. Planning policy also makes

clear that maintaining the vitality and vicbility of a retail area is a key issue.

By reference 1o the footfall survey work underiaken in Tooting, it has been
shown that a Bookmakers office generates higher levels of footfall than other
Clesss Al retail units. This demonstrates thal the levels of activity associated with
a Bookmakers office are significant, which demonstrates that the unigue

characteristics of Bookmakers can significantly confribute to the vitality and

viability of retail centres.

Moreover, the features of a Bookmakers office are such that linked #ips with
other retail units, for example a newsagents or supermarket is a further aspect

associaled with Bookmakers offices which weigh in favour of their beneficial

impact upon vitality and viability.

This is particularly the case with clients of Bookmakers offices who will typically
make two trips to the unit, the first to piace a bet and the second 1o establish if
they have been successful and thus collect winnings. During the pericd
between visits 1o the Bookmakers office clients are likely to remain in the reiail

cenire and visit other cutleis.

In addition, reference has been made to a range of appeal decisions where

Cerda Fianning Limited 16
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Inspectors have made previous judgments on the acceptability of Bookmakers
offices within defined retail centres. The decisions relate to a range of issues,
including levels of footfall {coroborating the results of the data obtained from
Tooting), the acceptability of clustering, the benefils of bringing vacant units
back into use, and the acceptability of Bookmakers offices within primary

frontages.

All of these issues lead to the conclusion that since that a Bookmakers office is
an entirely acceptable use within a defined refail centre, whether that be a
primary or secondary frontage, and that principally as a result of the de-
regularisation of the industry a Bookmakers office operates akin to a retail unit
Indeed, given the levels of footfali activity associated with a Bookmakers
office, as demonstrated by the data obtained from Tooting, it could be argued
that a Bookmakers office is more beneficial to the vitdlity and viability of retail

centres when compared with other retail units

This report provides sufficient evidence that Bookmakers display unigue
characteristics and allowing Bookmakers outlet within retail frontages is

consistent with the approach taoken by Inspectors ot appeal

As such, therefore, local authorities and Appeol inspectors are respedful]y

requested to lock favourakly upon proposals for Bookmakers offices within

retqil frontages.

3201208472
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Brivtod 832 801

heuting held on 9 November 1999 61767 85

Iy Philip Crookes use () bipi P MR P

gt Inspector appeintud Iy the Seoretasy of State oy the =~
Enviponmest, Tromsport wisd 1he Reghos _ 74 KOV ]Eﬁg {j; o
: D
Appenl 1 TIAPP/B2ISS/ANY 02774719 A A
s 'The appesd is made unter Section 78 of the Town and Comry Plunming Act JY30 npainst o %i K s
refusal (o grast planning permissiun o s 5
s Ihe append is bropght by Alipss listates Limited against Rossendake Borough Council. x“” @ Lc
v b sile s foumted a8 ground foor, 30732, Bank Street, Rawitenstail {: @ (o |
s The applicaion {eels 147190009, diead 12 Pebuuary 1999, was selused on 31 Mareh 1999 -
¢ The development proposed fs champe ol aee Jo ol {0k A2)

Becision:  The appeal is allowed and pluaning permission pranied for change of use from sefail
(Class A1) w office [Class A2} In aeeordance with the 1erms of The application No:
1471999064 dated 12 February 1999, and the plans submitted therewith, subject 1o the
foltowing conditions: ‘

(3 The developmient berchy ponniiod shal? b bogun Detaa the esprisminm ol Bve years Trom S
shaje of this devision

Uiy e prondes shatl beoassed dor i daling office only anad T s other puepose {including any
oot prbprese in Closn A2 of The S bndube e the Tows and Country Phinaiag (U Clisaes)
Chider 1987, vz dnamy pras isdon cousivaient e Mt Gl i s statulory Instroment seveking emd
b vawm g 1 Cdes st sihoul mdifiyathang

320120842p

1 The proposed developiment relates 10 3 change of use Jrom a retail shop within Class Al
of the Town wnd Country Plaming (Use Closses) Quider 1987 10w nse within Class A2 of
the Order,

3

The submitted site plan shows e Joeation of the appeal site prior to the constryction ol
the fowi contee by-pass (S5 May's Wiy AGR2) which has resutted in the derlition of
propertics tu e south west and west ol the appenl site nnd the eyeation uf » new junetion
with Bank Street. Drnwing No. 22107 tint nccompunies the appellant’s stalement of vase
aceurtely reflects e Jocution of e site and sdiacent jentures and | have therefore had
regand W Bt in detennining this append,

| e muin issue

3. Il oannin issue s e ellect uf the proposed develnpmoent on the vitality and viahilily of
the town centie and iy part of Bank Street in padicular

The developnwent plun sind other poliey comsdderations

1 The developmunt plan comprises the Lancashire Counly Stiactwre Plan of 1997 (LUSE)
together with the Rossendale Distiot Local Plen (RDLF) adepled v Apnil 1995 Todicy




APPEAL DLECISION

Conditions

(5 The Council has not suggested any condiiions which might be imposed should | be
minded 1o aflow the appesl. NHowever, dnring the hearing it emeiged that the infended use
was 15 o betting office, My epnclusions are based on the implications of that spreific use
particutmly in terms of Whe intended open frontage 10 tie streed and (he significant
pedestrian moyements Tikely 1 be encouriged. In my view (here are other uses also
falling within the same use cliss which do not have these churacteristics,  {n these
circumstances, and having repard to the advice in Circalar 11/95 - The Use of Conditions
in Plunning Permissions, 1 consider that the imposition of a conditlon restricting
vreiipancy toa beiting offte 10 be repsonable and necessary, Such o condilion would he
acceptatile o the Council rd the appellion

Canclusiony

16 For the easoas given above 1 eonchide that fie apped should suceced sod 1 shll gxereise
the powers ransferied it me sceaidingly

Inlormatives

This decision only gems plaaning permission wnder Section 57 of the Town aud Counlry
Planming AcU 1990, 1 does not grive any ol approval on consent shich miy e rwatined

Aention is trawn 0 the oclosed aole veliting 10 the sequisements of the Building
Regufations 1991 with pespeud foasiess fou disidnbead peaple

i,,..;}j. o
] ' . ) Vs N
£TAL Ly (rpc/FGr
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APIEAT DRECISHRN
APPLEARANCES

FOR THLE: APFELLANT:

Ms | Dickman BSc{Hons) Dip i MRTPIFRGS FRICS Properiy Teclonics

Mt G Tuinet Consuitant, Tote Bovkmikers
Prapuity Manuger, Tote

M1 A Freedy

Bookmakess
FOR THE LOCAL I'PANNING AUTHORITY:
Mr H D Momison BSe DipP MR P Planning O

CDOCUMENTS:
Docment | Listul persons present ot die beaning
Docwnent 2 Nuotice of Appuad

Decuinent 3 Appendices to Ms Dicknn’s Statcaent
Docunent 4 Appendices w M Morrison's Bttemen)
Gocwnent 8 Tesd Count Survey - Mick Dises 9 Preston Road, Standish
PLANS:

Phin Al Agreed Lociaiion Plan
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The Panniey mspedoriie
Todzate Hupe

Costs Decision e e

Bl BEZ GI1)
hearing hedd on 9 Nove by 19499 DT 8T B3

by Philip Crookes nsc aions) Dip 1 i1 4

L-?:‘.T un fnspevior appuinted by the Seeretary of State tor e 74 KOV 1998 o
Envirounsent, Transport amd ibe Regions

Application : APP/B2IS3/A/910277471¢

Uhe application I made under the Town and Country Plarming Act 1990, Seetions 78 & 322 mul
the Locel Guvernment Adt 1972, Section 230(5)
Phe applivation is intde Jorn Gl awant of ants hy Alress Bstates Limited apuinst Rossendale P

Baronne Cosncil.
Phe site is tocated a8 30732, Bank Steet, Rawlenstal]
1he heasing was in connection with an appeal sgainst the relusal of planning penmission Tor

chanye of wse to ofliee (Ulass AD) i
<

Becision: The application for an awad ol custs iy refused. , o

The case for the appellant

The Council unly took into account the 1995 development plan (Policy $.3) snd failed 1
heed other material considerativns, notably thie advice in PPGY and PPGE fssued aficr the
gdoplion of the Rossendaly District Locat Plan. o this respect the Council did aot follow
the requirement sel out in pamgraph 8 of Annex 3 1o Cireular 893and has also relied upon
ait out of dale plan in reaching its decision. There is nu prospect of the plan being updated
for al least another year and, in 1is tespect, the Council has acted unreasonably in the lerms
setoulin paragraph 13 of Annex 3 Although it is not suggesied that Council officers have
been unco operative, the Counctl also caused delay in providing information relaied to the
appeal when requested by the appellant’s agent thereby causing specific visits to the
Council offices 1w be necessary As o resull of s actions the Counci) has acied
unrcasonsbly which has resulied in unnecessary appeal proceedings. A full award of costs

is therelore justificd

The case for the Tocnl plaguing authority

Inspecior's reagoning

The officer’s tepont may not have refernad explicitty o vither PPO sdvice frons above, or
supplementary plsoning geidance from below, but was written within that context, The
Council disagrees that it has failed (o address matedal planning considerations and the
appellant company has not furnished information In suppons of its contention. Policy §3
has not been undermined by jecent PFGs, Officials have not been uncooperative and all
requests for intormtion have bren met within a reasonable time period bearing in mind tha
officers have many competing priorities o address. The Coancil is confident that the
appellant’s cise has wot been compromised by any delays in responding 1o requests for
informaution whilst deadiines nssovinied with the appeal procesy itself huve all been net,

I have deall with the applicition [ conts i gocordance with the policy guidelines 1m
Chcutar /93, and all the rebevint Giivumstances  inespective of the appeal outeom, costs
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.
may only be awarded sgaiost o panty who has behaved unreasenubly and thereby caused
another party 1o incur o1 waste expeidinge panecessarily

Atoption of the Rossendale District Local Plan pre-daes tie most recent versions of PRG a6
(1996) and PPGI (1997) sl 1 agres wirl the appellant thal the report considered by the
Commitiee does nof e o nadomo] goidance Policy 8 3 0f the tocal plas. upon which the
Counei} has relied. sets out o protect the retabling funclion of the town centre and msiam
a “healily bafance” between competing uses, 1 find nothing in this that condlicts with the
peneral advice in PPGO o patioml guidimcee genernlly. The fact that nutional guidance was
nut specifically referred 10 in the Commitive repert in my judgement is not wiscasonable in
these circumstances | am also mindful that the Council hag passed 1 resolution 1o yeview
the loca] plan which, 1 my mid, indicates that reasenable steps pre being 1aken 1w bring i1
upr to dute

| have concluded thit a Class A2 use is acceptable, but ondy {f restricted fo use as a bening
oifice. This Indicates that T found the (ase 1o be a finely balanced one. The Council s
produced cvidence to substantiale {ts reason for refusal by refesence to the development
plan and all other mulerial considerations. Although | have come 1o a different decision,
ihis is a matter of judpement and | consider that it was not unreasonable for the Counci) w
arFive af its decision in the manner it did 3 ean alsoe see no eason W conclude that he
Council has trreasonably delayed responding fo reguests for informtion and the appeltunt
accepts that it has nat beep imco-opeinfive.

Conctusions

} do not consider thal wmersonably behaviowr, us described in Circonlar 8/93, bas been
denonstried and 1 therpfore conclude that sn awand ol cosls is not justified. 1 shall
gyercise the powers transferred 1o me accordingly.

Plly £t

L)

320120842p
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Appeal Decision _ o i Sree
Bravtol HEZ W1
Site visit beld on Monday 13 narch Z000 & 07 e e
. _ - l
[P
= MH ]
By George Mapson bipT? DipLD MRTP! N
- i
- § n & {
tospector appuinted by the Seceetary of Stute Tor the %3 il snn 2 S
R . ) . . iR | ;;'.;E} e
Eos iranment, Transport und the Regivns - : gL
st B bt
¥ Lot
g = " 0B E<
Appeat 1T JAPP/DSII0AMG/ TO3S383/P6 ! vl g
e The append 15 pmde andet Secoen 78 ot the Town and Coumn Planning, Acd 1990 maiing sf @ '
refusal 1o graot planning permiesion b :
s+ The appeal 15 bronght by Village Turl Accountants Limnted agatnst i Coanici) of the London P M7
Borough of Bexle .

o The stie is located at 25 Embassy Lourt Welling, ket

e The spplicetion {reT Y9024 33/FUL), duted 17 Septentbur [99Y, was sefused on 17 Dacembes
R4

o The development proposed is described on the plonning apphication form as “Change of use o
47 Finoncial Professtono] Services av d betting shop”  On the decision potice the Council hes
described the proposal as “¢Chonge af use from eotand 0 Clavs A1) to betng offive (Class Az

Decision: The appeal is allowed and planning permissio pranted subject 1o condilions stt
out it the attached schednle

320120842P

| Embassy Courtis o posi-war shopping procinct arranged wround three sides of a cor park [ siands

on the southern side of High Street. Welling  and forms part of the “core shopping fromage” of

Welling Major Distnct Shoppm Centie, a5 dufined by the adopted London Borough of Bexle
Unitsry Development Plan [UDP] (1886} '

N 25 Embussy Court 15 & vacant shep utit Of the sonthern side of the preciact Bt 15 parnt of @ tiree-
siorey termee with basemeits comptising sune ground fluor shops, with Bving sccommedaton o er
accessed from o deck at the rear One ather shep unit within this ferrace & Vacsnl

3 A Tesco supermarket pooupics a smngle storey bunlding that compriscs the eastern side of the
preeinct This building presents a hlark wall, fanked by a trofisy store 10 the test of the precinct

i A Two-storey termce of mine shops and commnercial uses accupies the westem side AL the tume of
my sie visit, fowr ground floor umits wete weast although | umderstand that planning perAUEsIDR
hax been granted for a restaigant gse of one of them

1he appesl proposal

i | eoasider that the Counvil s descnption of the propasal, as set out m its deciston notice, best reflects
the sature of the development and § shall detenmung the appeal on that hasis

1he development plan

W The Council considers thal three 3 UDP polies arc relevant to thus appeel  OF these the principal
polics 15 Poliey SHOS which epphes to changes of use of ground foor shops within the defined
core shopping fromtages O less ducat relovance are Fohes TIS (whteh apphes 10 parking
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i

provister) and Poliey ENVIS [which ums-io protest and enhzaoce the quality of the bult
ehviromnent)

Poliey SHOS secks to resist the change of use of shops # uses that woulid not enhance the character,
wviahitity and vitalits of the coutre The chjective is to prevent an oves-gencentration of non-yeiml
uses within parts of the ventre and o mect tits pbjective the palicy sels down seven geiding critena.
all of which smust be satisfied by popesals  {n this cage. e Counail confirms that six eriteris arw
satisfied by’ the proposal. but that the sppeal propesal conflicts with Criterion 3 because the silc
adjouns tao average sats (Nos 26 and 27) that wrv abready i nonretar) use Both units are

restanranls

The main 35805

¥

Having regard to UDP Policy SHO3 1 vonnider that the main issue @ this uppeal s whethier the use
of the premuses 45 1 bettung office would ham the characior viabiliny and vidity of Welbng Major

Shopping € entre _
Inspevter's veasans 3 2 O 1 2 O 8 4 2

4

[

The Council offers au eanplnical evidence o suppoit iis contenition fhai a beltmg office use in dus
tocation wonld cause such fum Iis exse foruses waindy on the faet that criterion 3 of Poliey SHO3
winld not be et .

el smpact of a betting offiee on the charmoter, vinbitity and witakity of
shopping centres penerally J soe o pood reason vhy 2 betting office should have an pdverse offect
on the atractiveness of vibrancy of a shoppeng centre  In many cases, thes exert a substantsel
pedesinan pulling power and can penerale 3 greates leve) of activity than some tvpes of shop  They
are pood customer attroctions that can contribuie 1o the imerest and vaneny of o lown Contre

Dealug First with the Lk

tias bern argued U bemmp offices prosent o unalimetng o “dead” frontage to
shopping strests und therefore distupt the continuity of the frontage  But deregulation of the
mdustiy has meant that many moderi betting offices have comparatively open, well-i glazed
frontages  This can be seen with the new Ladbrobes hetting offive wt 29 Bellegrove Road, Welling,

which was zftowed on appedl m Juse 1999

In the past i

Fruung next to the patticular ciresmstances of tis case, 1 appreciste thal the objective of Policy
SIS {Unteron 3) 1s to avoid clusters of non-retal eses waiin e shopping centre  However, the
high kevel of sacancy m retad promses in Embassy Court, 2ind the penorally unimviting appessance
that has created, sre dpportant motenal considerations 1o be weighed against a rigid application of

the policy

Welling Major Shopping Centre 15 a predonunantly {isear centre  As 2 whaole it appes 0 b a
bustling. popular area that providus o fall ranpe f thops and services  But from my observations, 1t
seems that most shoppers rentain on High Street where the sujor stracuons g, Embassy Courl 15
ol ot the msain pedesician circatation route, and the blank wall of the supsrmarket on one side and
the vavant shops on the other do Hittle o enconmge prlestnan movemen! info the procinct, Much of
the podestrian movement that 18 penerated can by attributed to the s parks al the froat and rear.

I sawe that most of the vacant wnits within the cote shopping frontage arc coacentrated 1 Embass
Coust  The pember of cmpty shops and tie type of shops that rememn suggest o me that this
precasel 1s 1o retail dechne The apparent lack of market demand for shops here 15 reflected 1n the
chanpes of usc of several units fo restaurmis The realistic prospect of the appeal preguses, and all
the othoi vacznt wiits somalmng o rewa] use appears emols

Despite the b that the proposed use of Ui appeal promses wanhd resplt in thtee conscenthve unds
n noneretzsd vse 1 believe that the senivrly that @ betting oifice would imtrosiizce wonld enbiance the
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prozinct 10 sould encoumagy people to enter the arcs and. once there, thes would be potentil

customers of the other shops
o wonld neither harm she character, ybiliny and vitalin of

t6 | ihescfore conslude thist the proposed
sernune the objective of Poliey SHOS

Wathng Muor Shoppng {onite. ot o

Conclusions

| crnsides that o balance e appeal shonld succeed | shall excresy
accordmals and grant planning permission. subject to conditions 1
matlers ruseid m the writlen peprescaabions. but none s sufficwent o

§7  For the reasons given sbuse
e powers trunsferned o me
hasve mken accoumt of all the
anprride the factors that have Jed me fe md decision

Couditions

1% The Council has suggested {our conditions that might b apprepnate 1o 1Mpose shouid the appeai
cucceed  These anc firstly, the standard time 1t condinon, secondly @ rostriction on the use of the
premises at 8 baltug office onty thindh, o regusrement 10 imploment of a scheme of sound
gttenustion measures; aml fourtbly, a esteiction vs the hours of opening

10 In sddition 1o the limg limit condition 1 prapose to IMpose LW of the sugeested conditions First. |
regard a condiion resticting the use to » bemng office ws (easemable and necessary in tus case
because oiher uses waith Class A2 might not provide the s degres of eustomer BetrEEEIOn
Second o condition relating to sound GHETMERIUN TMERSCs 18 aceded w order to safeguard the iving
cenditipns of occupers of the uppet floor flats becanse it is likely st the use would entaid
smplified sound | consider thal it is unnecessar 1o impese 8 conditicn restricting opening hours
bucause licensing Wepislntion preciudes evensmg and Sundoy opeaing

Foymsl decision

7y The appesal 5 allowed and planming pernussion yamed sp ihe tems set oul the atteched
pgt P £ B

schedule

21 This deciston does not LoTVEYL A appreval or consent rezguired unider any cnsctmedt, byeluw order

o wegulation other than scetion 57 of the At

Rights of appeal agaiast deciston
32 [l fetter s tssued as the detersnalion of the appeal belore me parpeulars of the nghts of appeal
agatnst my decision (o the Fligh Couran cnclused for those coneemed

i Y TS
S Sl 320120842FP

ticorge Mapson

Inspecton
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Schedunle:

Appeal 1 T/APP/BST120/A/00/1 135393/76
The appeal s altowed znd plansung permision granted for the change uf wse from retaid 1Class A 1o
{Ulass A2) at 23 Embassy Coust, Welling Kent in accordance with the erms of the

hetiing office
spplication {No- $9/02435FUL] dated P7 Septeribet 1599 wusd the plans submnied therewith. subpeet o

the Fllowing conditions

{1} The development hereby petnutied shill be begun before the sxpiation of Ave vears
from the date of this decision

(3} The premises shall be used as o betting wiTice oy and for po other purposz. incloding
amy purpose m Class A2 of the Sehedule to the Town and Cruptrs Planning {Uss
Classes) Oyedes 1987 or in amy provision egquivalent 10 that Class i am giatuien
sstrument revoking and re-enacting thal Order with or withost modificstion

() Befary the commencement of the use haubs permitted the building shall be adapted
5o a5 (o provide sound meulation wgainst peinally penerzied neise i accordance with
4 scheme that shxll be submitted 1o and approved in wnhing by the local planamg
swthonty  Thereafter those sound insulation w atks shall be retnined

320120842P
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Appesl Refs APP/AISIS0/A/08/104307]
154 Rayners Lane, Hrrrow, Middleses

e Tie zppeal was made under seetton 78 of the Town and Coumn Flanmag Ac |95 agamst the
failure to give notice of 3 decision on o0 application for planniny permission

¢ The appeal was made by Coral Estaies Lid mramst e failure of Oie Londen Borough of Hirrow
{ ouncil

e The application el West/ ) T3007F VLA 744 was dated 1 March 7000 _

e The development proposed is the change ot use to a lhicensed bening office and josallation of @
shopfront, air conditioning condensing units nd a sutelhie dish

i
i

Summury of Decision:

1 altow the sppeal und grant plasniog permissian in the form set oul in the Fermal
Pecision.

L A9nNn19n9 /.9 D
v 4L UTLUuU T Ll

Main lssue

| 1 consider the main issue in this appeal 1o be the effect of the preposal on the retal
function of the Rayners Lane IMsinet Tentre

fev clopatetst Plan aud sther Flasning Policies

-

2 The development plan comprises the Hemow Unitasy Development Plan (VDP), which
defines the Rayners Lane District Centre I ihe plan, Nos 320 - 376 Rayners ane wre
smong those premises defined as @ Key Shopping Frontags  Policy 513 of the Plan
siates that within the Key Shopping Fronteges the chianpe of uge of retail shops o non-
retzil purposes will be tesisted anless A) the proposed use provides a service whick s
directly related to a shopping mp sndd suppons the retasl funciion of the cemre, B) a
harmful concentration of non-retsil uses is not created or stded to;, C) the total tength of
key frontage in non-retail use would not exceed 25%; and D) a window display would
be provided

Y The supporting test loithis policy states "Failure fo meet enterion € will not
mitomatically lead 10 2 tefusal of permission  However, It would have to be
demonstrated that any propessl thst resulted in the tevels in eriterion C being exceeded
would have patticular benciits which putweighed the peientinl adverse impact on
virallty and viability

1 Muatenal considerations melude the Council s review of then planning policies agreed
st u meeting of their UDP and Review Puned of 1o September 1998 The reasbned
wasnfication for the review of Polwy 811 sates “Some uses that fall within Class A2
and A5 despiie being by definition for visitmy members of the public. are not normaily

=,
'\
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assnciated with shopping trips (e g benimg shops- ) These will not normally be
permitted in the primary flontuges as there is no substantial link between them and
shopping

PRGO is also o malerinl congideration, which emourages diversification of uses in town
centres 11 states al Paragraph 3 18 that local authorties should encourage, thiough thei
planning polivies and actions, & wide range of facilities in district centres, consistent
with the seale nnd function of the centie *

Reasons

G

3

The Council have sdvanced some strung policy objections 1o the proposed use Their
palicics make provision for diversification of uses, but they seek to guide betting offices
jo Secundary Shopping Frontages, in which the sppellants’ present beiting office, No
447 Rayners Lene, is located  Their evidence is that the present percentage of nog-retail
uses i1y the Key Frontage is 32 54%, and that i the appeal were to be allowed it would

be increased to 33 G4

The nppual proposal would undoubiedly conflict with Criterion C of Policy 813, There
15 o difference of opinion between the partics sbout Criterion A, whether the service
provided by a betting shop is directly related to o shopping trip. In this respect, the
review of the Council’s policies has nol yel been subject 1o public panicipation aad
ohyection Moreover, no reasons have been given for their conclusion that betting shops
are not normally associated with shopping trips, & eonclusion that is not shared by other
tocal Planning Authorities - the decision letser cited by the appellants dated 3
September 1997 recited that Policy $6 of the Brent UDP identifies a betting shop a5 a
use approprinie to a Primary Shopping Frontage  Further, the Inspector m the decision
letter submilted by the sppellants dated 13 December 1993 expressed the view that
customers of the betting shop proposed would be quite fikely to use other facilities in
the shopping centre  ln my judgement the evidence submitted, reinforced by stree
sutveys undertaken @ different times on behall of the appellants, establishes on the
bulance of wrguniem that the appeal proposal would noet conflict with Criterion A of
Policy 813

1 therefre nesd to consider whether the appeal propossl would heve particulur benefits
that would outweigh the sdditional loss of potentlal ressil frontage 1 consider that the
evidence adduced by and on behulf of the appellanis establishes that their present
betting shop ghiracts sholt the stme number of customers as two of the retail units
currently trading within the Key Shopping Frontage 1 think there it much suength in
their arguments that, il permission were in be granted for relocation jo the appeal
premises, there would be scope [ considesable improvements {o the facilities provided
for the benefit of the customers These factors indoubtedly influenced the Licensimg
Magistrates, who grantedd the appellants’ application for & Bening Office Licence on
condition that the current licence {in respect of No 447 Rayners Lane) be surrendered

Muoteover, | have no reason W doubt that the improved anid more comfortable facilities
proposed would result i s fulue increase in customer visits ~ 1 would make no
commercial sense 10 mvest in the proposed improvemems if it did not {ead 1o an
increased tormover 1 consider that the attrection of customess 10 the appeal premises
would tesuslt i additions] visiie by those customers e other shops in the Key Shopping

320120842 P




Appeal Decisian - APPM SAKO/ AN 10307

vitality and viability of the Distiict Shopping

Fromtage, 1o the bemefit of the future
d by the fact that the appeal pramises

Centre My ronelusion o this resped iy reinfores
have heen vacant for nearly 2 yeats, and | saw on my inspection that there are 2 other
vicant shops in the fairly shor cuctiun of the Key Shopping Frontage between Nos 332
and 374 This purt of the shopping Fonage would in my opinion benefit fiom the

potential influx of additional customers

Conclusion

lers tgised in the wrilten Tepsesenintions, trut do not
fined any of them sulficient to alter the bulance of my vonclusions that the arguments in
favour of the proposal ourweigh those advanced against it, and that the proposal would
not unzccepiably affect the mainly setail function, of the District Centre My findings
are that the proposal weuld comply with the provisions of the development plan, and
there is insuftiient justification for refising permission

(0 1 have considered sl the other mal

Jrered an undertaking, under Section 106, 10 ensure that the
by for tetail purposes in the future However, as that
“the secondary shopping frontage, and as cessation of
will be ensured by the condition of the Licence

[ do not consider the execution of such an

[1 The appellants have ¢
existing benting uffice s vsed on
uaht in focated at the extremity of
1he betting office use of those premises
granted by the Livensing Muylstrates
pnderisking to be pecessary

12 | have considered the conditiony suggested by the Council, were | 1o be minded (o ellow
the appes!  Although the cecond condition suggested has pot boen chaflenged on behalf
of the appellanis, 1 nged (o consider i in the light of the advice in Circular 11785 1
is insufliciently precise i its reference 10 “any

think that the condiion as suggested
residentinl premises  in the vieinity b shall adapt the wording of the supgested

condition aceordingly

Fermal Detision

13 For the above reasons, and in pxercise of the
appeal | hereby grant planning permission for the chanpe vf use fiom retail to betling
office of the ground floor, the irstallation of o new shopfrant, air conditioning plent and
a saiellite dish on the roof, on premises at 354 Rayners Lane, Hurrow, Middlssex, in
secordance with the terms of planning applivation Reference WEST/173/00/F UL dated
| March 2000 and the plan submitted ther ewith, subject to the followiag conditions --

poawers transferred fo me, 1 allow this

{i The development hereby permitted shall be began before 1he expiration of 3

years from the due uf this permission,
originaling within the premises shall be audible

{11} No music of amnplified spund
ground floor of Nos 350 to 356 Rayrers Lane

within any dwelling above the

Information
s attached seding out the gireumstances in which the validity of this

14 A scpatale note
an spplicaiion to the High Coun within 6 weeks

decision may be challenged by making
Fom the date of this decision

e drawn fe the vaclozed pole teluing 1o the requwemenis uf the

T320120842°P
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Appeal Decision ~ APPIMSAS0/AIOW 104307 ]

Chronically Sick zad Disabled Persors Act 1970 as amended

{6 This decision dots not convey any pernission approval or cousen required under sny
snaciment, byelaw. order of regalation other than Seetion 37 of the Town and Country

Planping Act 1590

Y g .
/ ""’;jff{fﬁ i}'{}-ék;(:—'

INSPECTOR
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The Planning Inspectorate

An Execuive Ageaty in ths Lrepartment of 156 Ervirgnewent cad the Welsh Office

[igest Line DIL7-987-8927

Boern 1604 ! [l
Tuligaiz House Switchbosrd a117-287.8600
Hoalton Strest Fas No O137-887-8769
Brista) BS2 YD GTN 1374-8927 .
gison ARICS DipTP MRTPI ':;m 2 O 1 2 O 8 4 2 ,D
AEW/1442

, i’ze and Watson

1t 95 Pracd Strest b bt : S
ﬁgi’lpuﬂ W2 IRH T APPIRSS 10/ AI95/2584T8/PT
1 (jT‘!
1E ELP 100

W AND COUNTRY PLANNING ACT 1980, SECTION T8 ARND SCHEDULE 6
Al BY THE WILLIAM HiLL ORGANISATION. LTD
fi;,,;,.u':ﬁm}w NO: 32756 BI1054

| kuve been appointed by the Secretary of State for the Egviroamest to determine this
| g against the failure of the Council of the Lundon Borough of Hii}i-ngdxm to give within
i Frw:ntwd period notice of their decision n guspect of an application fur the use of
¥ Cises 4 A ticensed hetting office &t 57 Staton Road, Hayes. § held a Jocel inguiry into

[gfj ﬁppgal on 19 June 1986

While this is an appesl against non determinznion, the Council in its Rule & sustement
puted thal, had the applicauts #ol lodged en appeul, the application would have been

1.

iﬂ‘;‘ far the reson thet the siting of & licensed betting office 8t this location would feil to

% ment or support the setail fanction within the primary shopping &rca &0 the detriment
1 would therefore be

(Ve visbility and aptsactiveness of Hayes tows centre, “The proposa

0 gyrary 10 policies 86 and 38 uf the Centr) Hillingdon Local Plan and policy $13 of the
3‘; posi draft of the Unitary Development FPlasn,

“rorn the representations msde Bl the Inguiry and in writng, snd from my inspection
%f e site and its surroundings, 1 comsider thie main 1s50e in this appeal (o be the effect of the
0 acal on the vitehiy and atiractiveness of Hayes 10wh centre, having regard to local gnd
i;é gﬁﬂﬁa‘ planning policies.
The Devedopment Plan for the aed cosaprises the Greater Landon Development Plan
497(, gnd the Central Hitlingdon Local Plon (CHLP) which was adopted in 1950 The
Eﬂ;ﬁr London Plan is tow outdated. The CHLP defines the primary and sscomdary
piig Breas in Hayes town ceatre, and relevant shopping policics include 86, which sels
' cceptzble pround {inar uses within primsry shopping areas, 57, which sets aut acceptable
ia to be met by suceptable service

I
oo in secondary shopping, &ress, and 88, which lists criter

s sl out in policies 86 and 37, .
v TEee Ry i

e

|

| A
| R
!




rhere are Chiss Al retail shops on either sitde o} the appeal sife 5o thet the sroposal would
ol copcentrate pon-tetail uses it this part of {he shopping area, The Council, in granting
e A3 wse, confirued tiat the foss of this particular A1 retail frontage would b seaiptable,
and woulll not harm the aitrsctivencss to shoppers of the 1own certre. | consider that the loss
of the Fromtage would be nu loss seceptable in this proposal and that it would thereture

comply with CHLEP policy 58

i1 The Cousntil Bias over the years formulated its poticy of restricting A2 use W tanks
snd huilding societics on the basis of shopper surveys which showed, among other things, tial
very few people intended 1o visit 8 heiing office during their visit to the town centre. |
understamd that shout 1% of the nopulation regularly gamble any, while (he propertien of
those who are also shuppers Temaing open 1o question, there is cleasly a cumflict with other
independent SUIvEys which show that 2 high proportion of vigite o betting offices includz a
shopping visit.

12, A prime measure of viwlity in & town centre is the number of people attracted to 1

4l wifferent times of the day and eveslng, svaskble for husinesses o stiract imo shops,
sestmurants and other favilities. Independont Surveys, supporied by your own surveys, show

convincingly that betiing offices attract a considerable number of costomers, indeed more than
mzny relsil uses. Bearing in mind the long upeoisg bours, wd e likeliticod thet o fais

proportion of customers would combine their visit with shopping wips, 3 cousider that this
roposn] would have the cffent of gdding to the vitality of the town ceatre.

13, Anuvther essential clement of vitelity and attractivencss 15 diversity . Although the
policy of retaining a tigh mrwpordon of frontages it Class A retait use can be justified, there
dnes nol seelm to me 10 be the same justification For restricting the smalles proportion of A2
ases 1o banks and building sucieties  The Use Classes Ohrder was desigoed to allow flexibility
within this sector, permiting s free intorchange within & wide range nf services wiich the
public now expects 10 find in shopping weas.

14 In this respect, § note the Counc] considered thes the chiange of use of o class Al
rew] shops in the primary shopping 6rea to & ‘one slop’ information office complemented the
shopping facillties ip Hayes town caatie by encoumeging people who might rot otherwise visit
it to do so; they may also be encouraged to carry oul their shopping of the spmmy time, The
same seasoning io my view can be epplicd o betting aflice cusiomers, who might well have
more spending powes than the dissdvantaged groups the Counvil expocts 16 ue the ane gtop
centre

-

15. 1 have had regard to the sgreed 17% vacancy rate in the primeary shopping ares sl
the Fact that the appesl propeny fsalf has been vecant for sume considersbile time, [ have
also considered the 'fall back’ pusition of the AY use. From the evidence given 1 consider
there would be fittle chance of this usc being implerented, anmd that the revitalisstion of the

primery shopping erea would be better served by the proposed AZ usc,

16,  Over the past few years, heting offices have changed redically. Although the Council
may wish to see them restricted 1o secondary shopping areas, [ have Jitde doubt that a
modesn, well presented esublishment witli the range of facilities now perinitied would atiract
s sienificant nember of people 010 the fown centre 1 am satisfied that 8 substantial numbes
of them would combine thedr visi with shopping, thereby romplementing the mein retail
function of the primary shopping arcz wnd enhtonciy s vitality, | therefare conclude wist,

5 390120842P
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tuken on its own merits; the proposs!l would nol have an adverse effect on the viality and
atrsctiveness of the Hayes wown centie. _

17 | have considered the conditions suggested by the Cowil in the fight of advice in
Ciscalar 11795 “The Use of Conditions i Planning Permissions’. The provision of & noise
imsutation and ventilation schemme, 1o proiedt sdjoining resideots’ guiel enjoyment of their
nomes, and the requirement for 2 permanent window display, to prescrve the shopping
character of the area, | consider 1o be reasonable and necessary. Conditions to restrict hours
of occupation 2nd requinng approval of any external machinery or equipraent, or extzmal
openings, are E50 needed 10 safepuard neighbowrs fram noise nuisance and in the intesests
of visval amenity The sugpested conditions tiat norse cminied from such equipment, or that
music or amplified sounds, should be snaudible to the nearest dwelling are, in my vpinion,
unnecessary hecause those residents’ amenities would be profected by the other conditions.

1%} have taken into koCOuml all other twatters raised, inclpding the Council’s initial
supgestion that 8 substantial coptribution to the Hayes Opportonities Cenire would offset the
sdverse impact of the poposal oo the vitality of the town cesire, (which is oot =
consideration hefore me) and oot leust the views of the Hayes Town Centre Regidenty
Association, tant find nothing 10 putweigh my coaclusions on the main issue.

19.  For the sbove reasons and in exercist of powers gransferred to me, 1 hereby allow this
appeal and grant planming permissiom for (he use of premises a5 & ticensed beting office #t
57 Station Road, Hayes in accordance with the terms of the spplication (No 32756 B/1054)
fated 6 July 1995 and the plans submitted therewith, subject 1o the following conditions:

1. the develppment hersby permitted shall be begun before e cxpiration of 5
years from the daie of this letter;

2 a noise insnlation and ventilation scheme shall be submitted to 2ad approved

by the local planning authority, implemented before the bse bereby mpproved is
commenced and thereafter Tetained;

3. no exierngl machinery or equipment chall be installed, nor external openings,
formed, without the further permission of the Jucal planning authority '

4 a pround floor window display facing Station Road shell be provided and
retained gt sl tines,

5. no persans othes then stedf shall oocupy the premises between the hours of
23,30 and 08.00.

20.  An kpplicant for any consent, sgreement of approval required by 2 condition of this
ission has a swawtory riglt of uppesl to the Secretary of Site if consent, agreement of
spproval is refused or granted conditonally. .

21 The developer’s atiention is drawn $0 the enclused note relating 10 the requirements
of the Building Regulations 1991 with respect 10 8ctess for disabled people.

. 320120842P




22, This feuer dies bl convey any appmova! OF Consent which may be required under any
enactment, bye-law, order or mglimmn siher than Section 57 of the Towa and Counlry

Planning Act 1990

.

Yours faithfully

Colin Ball DArch{Disty DArchCons RIBA FRSA
Inspector

320120842P
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FOR THE APPELLANY

Mr Christopher Coclirane QO

He called;

Mr Allen Watson ARKCS
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Mr Cyril Anthony King

Ref No: T/APP/RS310/A/95/258479/77

instructed by Gosschalks of Queens
(Gardens, Hul)
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Street, London

of the Willizm Hill Orgapisation Lid,
Greenside House, 50 Station Road, Wod
{ireen, London

FOR THE LOCAL PLANNING AUTHORITY

My Junsthan Powell

He called:

Mr Kar] Dafe BA(Hons)

of Counsel, instructed by R J C Dickinson,
Assistart Borough Solicitor (Land) Loadon
Borough of Hillingdoa, Civic Centre,
Uxbridge

Planning Officer, London Borough of
Hillingdon
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5l Buapeeiay kg&g@mm‘% by thy Fervriney of Bate foy
[omeuaitios and Lot Goerpmem )

Appeal Reb: APIYROIGAMEIERESLS .

147 Crockhemwed] Rosd, Wendley, Hesding BF 2 193 4

w  Thespposl i i wider paxtaca PE o st Junaand Coumtry Plannng Act PO apnsmst B TAsE
g planting perimesian

«  Yhe sppend s mede by fadbrokes §ul apan the decuaen of Waolingham Dismet Lounci

The spphioation Red Frounsadn dued 5 Apnl 2000 wis refused by pottee dated 13 Jupe Pt e

&
so frome A1 tnuaily o A heng offico

o The develspmemst proposed 1= e clungy of
Sumemary of Degision: The appral i Hsmissed.

Kain lasue
|} eonsides that the matn ssue & ihe effect of the deseloprcnt on the vitaliy and yabidey of

Woodiey town centic.

faaning Policy

* o The development plan mchades ihe Herbshie Siucnue Pl 20058 pud the Wokingham
Pt bocel Plas 200a The s es w Lo g secondary SBOppng frontage defined in e
local plen Ay 1be Inguiry ol partes Jouisel 08 the application of policies WEHS anid
WRHT 1o the appeal ptirsal yponsader thin these areg the mos relevant pohcies i1 this

P L2

5 faepers b b taben i speount determining changes of use from
A1 o pon-setal uses  Polioy W v wended 10 aanstm e spplication of poliey WSHS
1o seconduy shoppiog onpcs Changes of we fom Al o A e ponsiderod acesplably
tn primiple where gl proportion of rennl wees gy swffivient @ susiEin a predominasiy
rerd fumcison aned eharacter n the fromage Fhere wes disagreement beiwen ihe man
paries as (o how 10 ierpret this phisse i ocommidder frely, tas potogl wv DUst D
premises which are wighin chiss Al znd sevondly, il s predomgmitly eeiail Funetion o

character i the Jromtoge means til the impression if the contimous parade the subject ol
szsessmetit 15 of sernd) (ALY use not being subservient 1o piber whes This vl ususatly ofien
e by assessed pelaticn 11y 1he prOpoF of units, fromege eopths and floorspice
wints having regard 1o the ove A charsctenstics of the parade snd of any fuctoe which
gl her the public ipressian of the badrnce berween et} mnd othest S

baitaon of i proposed use 1o the vitatity snd viahility of the
cestre | scoept that o will Be relevant uy iphe ugo mecoud the extent 1o which s moders
Betting office presens clement o 2 reimil earmeier and funcion  But de nowt regard 2
betung vifice as sybuns s with g termd aee an wpaested By the appeliam

Policy WEHS lists |

e

5 in assessing the potenhiad comit

T pomad by DEERASE e mab s e
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Mot

Qi 53 @ sl pals shop It s Joransd wwards the
aoritern end of Waoadley thwn tenliv rpekhumiell Rewad 15 pedestnanised for the whole
length of the primary and secotdery Tomlages [n terius of pinsical layout there ts itde 1o
disttppsh berwesn ihe promany and sevondary froniapes but heyond the secomdar
fontages there is & an abrupl change W Bath pheysical leyou and land use with opae -
parks serving the 1own cepiie and coavenions! hoosing (snd & few wmell commereial
premuses on the northern side of Headley Road) Compared with matiy jowWn centres
Woodley is clearly defined e Hs extent is readdy perezived by the frst time vistior There
¢ little ransstionsl area of mixed uses aromnd the cdue of the contre The appeal premise
e towards ihe centre of a parade which extends berween Mos 131 (Natwest Banky and 155
(g dental praciice) which iz the Jast wal al the end of the pedestnsnised wreet The mext but

e nil (o the aorh of the appeal pregmses 15 2 betting office - Cowan the Bookmabet

The appeal property s curtently U

A1 parties 1elied on the caleulations of Uporkpe andd fromeue length which had been
prepared by the Council (with some cotiections made by the uppellant} 1 the appeal were
w be sllowed the pmpmiizm of retil upits within the parade, the propastion of petail
frontages snd af {loarspuce weonld all be less than half bnomny view, these proportions fuirly
represent what would be the public ingpression uf the mix of ses i the parade, since there
is neshing in the physical leyout of the parade o1 of the appest] premises which weuld give a
different Impression 1o thai portraysd in the hgaes  The most prominesd usit in the parede
s the Natwest Bank, which bias @ return frontage on she Tormes of the parade.  Thus the
numbes and size of peteil unis o the res of the parude wre perticulrly important in

muintaining the el funcinn ang claaeter of the paraide

odet beting office would have 20 wirractive npen frontage which would be
m least of couparable jatprest 1o passers-by 88 the eaisting shop el other low key tewsl
uses  Hut 1 do pot see s similurity e giving e sropossd st gn pssentislly tetail
function end cheracter L my Liew. with materiatly fuss thun hadf of the unis, floorspace
uid frontage length in retnil use, the proprsed change would net sustain & predominamly
rotsi] function and chesacia i the fromtage and tsuy sonflicts with 1he uim of policy WSH?

{ secept thst & m

1 now turn to the fectors listed sn policy WAHS The proposed pse 1s one which provides b
service/tecreationsl benetit 1o the pablic and therefore appropriale W & Wwn oeale,
which is vonsisteni with its inclusion in cliss A2 (Factor A) There it no evidence thet the
use, propesly managed, would result in disturbance 1o pdjoming uses {factor [} An
elevation of the proposed new shupfront was aof nc luded on the spplication drawing, but
subgert to control of the desipn of The new shapfront which could be sseured by condinon,
no adverse visund pmpact would anst (factor K3 1 have prouped the other faetors i the

policy in relatian w the mnin areas of conteahod

The appellant submilted evidence Bum san eyl of cxsung beming offices which
demonstrate that betting offiees consistenly atraer gonsidessbly more people than the retail
premises either side of themn recopmise that the local circumstances of these premises
may be very different from Woodley b sinte the survey s 21t only comparing the tevel of

wads between & beiting office wtid the adjoiing shops, 1 consider that jocal cirourustances

sre fuirly reflected  [urthermore, & SERey of Cowan the Uookiuzker and the adjoining
premmses demonstrated 2 similar diffeence i the pumber of visitors 1 consder that these:
st betyiegy ¥ e aepreally attener n hili teved ol aé“.ﬁ“

crvevn nrt creadible pentesos il
.
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*ohat Cowan the Boo

s decyeake pedesinan flots e where they are imtreduced

and would often ferease P
jven the existing betting office only 2 doers

flal 8 key guestinn Ini iy cuse & whelher &
away, enother kening offive wisull bave such & posiive riiett

commetcia] opEaiurs 15 a0t 2 nlanming mstier and the lipensing
royitne coasiders wiicthet there 1 rdesjuste Juenand i in considering the affect op vialey
U peed 1o judge the Hikely change In the puinber ui people gitracted to this perede  The
sppellants actEp! (g with 3 bening uifices the parade, the averall numbes of vishiors
srraed to them would not be double those currentty arracted to Cowan. but SUgRest that
the existing numibes would not cnply be split between the 2 premises  In their view,
iznificat sdditional prade would bi genersted  Faccepl yhmt some sdditions] custom woold
be generated, Ut I see ne reasan why this witdd be considerable 11 was gonerslly agresd
lgnaker i & medern, well estnblishment  Although i may be busy,
shere i§ a0 evidense 1o indicate that many puientinl TUSICEs ark in some way pui off from
vigiung | neoept that the proposed hegting office would mime mofe custamers thin the
existing shop, bup many of those would tuve been visting the parnde 10 any case, having
previgusly gone (o Uowan | consider that e opasal would not reduce overall slivity
apsed Tlows, could Jwve & relaively newual effect of might result in g very modest increass
Thus in relation o fBCors 13 {pan) wnd 1 there is qiol an adverse conclosion bul neither i
there the strongly posttive sxsessmuen ihat might apply in other locstions  Apan from
neressing cholce berwesn buthng offices the proposal would nol inerease the range ol

sernees aml petivities i olie inp 1he TOWT CRATEE

L ppetition berwesn

§ i sow to phiysical oo about the unit The gppeal pretnses ars cerarally located in
the pursde, thie unit has & moges fronlage undd is the smaller type of un within the parade
There ix pothing in s phystcal attributes 1o ke it unsuited 1o the proposed ass or whicii
muke it especially desiable 1o retan i relzit e Thus in fenns of factors D and E there i
ne sdverse eonclision 1o be drgwn Ihe proposed betting office would kave regail units oo
cither side  [n my View b agvers clhstering of pone-retal unite wentid not oecur (facor F)
Fartor U coneerns ressiler represeatstion sod is defined in the policy s mejor high sireet
gomparison Tetatiers There is to wids brse conclusion 10 be drawn in redation to this facor 1
gcaept that Ladbrokes’ propusal would tepresent ipvestment in the lown centre by & nsiionzl

chim with & Jong (erm Comimtment 1o ihe focation snd be an aractive sensm for the
spresd that vacancy levels

landtord  Facios § is Jong term voapey jovels B was genoradly
are Tow zmd that these is comsitdernlde ierest 11 Wiks in the town cemre  This is an
intheatiots of & robust and viable tawn centie 1ilike meny circumstances whers a change
from A} is proposed, the sxisting premies are stili in retud] use eathes than vacam Eves if
the existing use were to eease, 1115 undikely that the anit would remain swpty for long

§ rpuoinise thet 1 prina ple, o secontdery rather thun 2 primary fronege is the best Jocstion
for mons retatd use {facten 0 but be nocepubility of the change within this particuler
weondary frontige oesds 1 be consideed in the comtext of my conclusion i relston to
policy WEH7 1 recopmse that given gy (HIEmIELum nf poticy WSH7 there may be
{imited scope for further non petand nses in the tentte Inpant this i & fumction of its design
and lnvout with lile periphery | also recognise that there 15 probubly scope for some
further chisnpe Tom fetad to oo et the primary {romege because policy WEHOD

sllow s up 1o 2% te by o tion cotadl wge wiuch has not yet boen reached  But that dose ool
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wewh i resow of allmsing i appeal s sihier non Tetad usty may shll seek to b
loealed 1w the prisneny Tontege
4 Factor Los the effed un the dahn aud vialahiey of the sireey and the shopping centre as 4
whiote which is my pversll lssue I sssesang all the pther Tuctons m policy WEHS 1 huse
found nn clear adverze mmpset ather than thae conflt with pobiey WSHT, bul ggually no
vew henel® Inomy view | peed Tooeinve consderzble wedt o the coniflict with WS’H?
gpveti tha ane of the gims af policy WEHS 4s to maintain and enhunce the wssental reial
character of the centre  Having taken snto seeount 2l the factors 1w WSH3, 1 eonclude, on
balence, that the proposal wonttd resull s madest but mstenad kess of thet retan] charseter
i tht absence of uny cluar benelits which puiweigh this hurm 1 consider that the vitaliny
and viabiliny of the shopptag centre wouhd be erodid '

{onclusious
15 Jor e reesons piven above nd having repard 1o all other roaiess rased, | eonclude tha
the sppea! should be dismissed .

Formal ecising

16 | dismmiss the appeal

Sinon Emerson

INEPELTOR

£
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Site visit made on 29 February 2012

by S R G Baird BA(Hons) MRTPI

an Inspector appointed by the Secretary of State for Communities and Local Government

Decision date: 3 Apri] 2012

Appeal Ref: APP/D2510/A/11/2166516
54 Lumley Road, Skegness, Lincolnshire PE25 3NG

s The appeal is made under section 78 of the Town and Country Planning Act 1990

against a refusal to grant planning permission.
+ The appeal is made by Lloyds Banking Group against the decision of East Lindsey

District Council.
« The application Ref §/153/01537/11, dated 16 August 2011, was refused by notice

dated 15 October 2011,
+ The development proposed is a change of use from vacant Al (retall) to A2 (financial

and professional services),

Decision

1. The appeal is allowed and planning permission is granted for a change of use
from vacant Al {retail} to A2 (financial and professional services) at 54 Lumley
Road, Skegness, Lincolnshire PE25 3NG in accordance with the terms of the
application, Ref 5/153/01537/11, dated 16 August 2011, subject to the
condition that the development hereby permitted shall begin not later than 3
years from the date of this decision.

Main Issue
2. The effect on the vitality and viability on Skegness town centre

Reasons

3. The development plan includes the East Lindsey Local Plan. The appeal
premises are located within a protected shopping frontage where a change of
use that would resuit in the loss of a shopping use will not be permitted (Policy
G4). The supporting text indicates that “only where special advantage could
accrue to the vitality or viability of the town centre as a direct result of a
change from a shopping use would an exception to the policy be considered”.
Neither the policy nor its supporting text gives an indication of what might
constitute a “special advantage” rather it appears to be a consideration left to

the decision maker.

4. Whilst the policy refers to a protected frontage and these are defined on the
Proposals Map for Skegness town centre, the supporting text also refers to
“primary shopping frontages”. However, the policy makes no distinction
between primary and protected frontages nor does the Proposals Map identify
primary frontages. The supporting text to the policy suggests that the
Council’s concern principally relates to the accumulation of non-Al uses within
a primary frontage, because of their scale, having an adverse effect on vitality

www planningportal gov uk/planninginspectorate
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and viability. In the context in which it {s used, I read the reference “scale” to
reflect the number and concentration of non-Al uses.

5. Lumley Road is one of the main shopping/commercial streets within the town
centre and at the time of my visit, which was outside the main holiday season,
exhibited high pedestrian flows. As a seaside resort, I have no doubt that at
other times pedestrian flows are higher., Although the centre appeared vital
and viable, it struck me from both my own observations and the evidence
before me that the number of vacancies appeared to have risen, particularly
since the Council commissioned a Retail Impact Assessment in 2008.

6. In terms of pedestrian footfall, in my experience and as the appellant’s
submissions show, generally Class A2 uses can and do aftract as much and, in
some cases, more comings and goings as do retail premises. The fact that
Skegness is a seaside resort does not invalidate the conclusions that can be
drawn from the submitted material. Moreover, the comings and goings
generaily form part of linked trips to other town centre uses. In this context,
the proposed use would maintain the levels of pedestrian flows within this part
of the town centre. Although the premises were previously occupied by a
Charity Shop it is clear that this was no more than an interim arrangement
whilst a new tenant was found. The evidence indicates that despite vigorous
marketing and a substantial reduction in the rent (25%) the owners have been
unable to generate retail interest in the unit. Given the number of other vacant
premises in the area and the current economic situation, I do not see that this
situation would materially change if the owner continued to reduce the rent.

7. 1In terms of the number and location of non-retail uses within the Lumley Road
frontages, to allow the proposal would not result in a noticeable over-
concentration of such units within the immediate area of the appeal site or a
dominance of this type of unit within the street as a whole. Thus, the
perception of Lumley Road as a retail dominated street would be retained.

8. Reference is made to potential alternatives by the Council. These include a
former Halifax Estate Agency and the Lloyds Bank premises both on Roman
Bank, a vacant unit within the Hildreds Centre and 2 units towards the eastern
end of Lumley Road. From the information supplied, I am satisfied that for
physical and legal reasons neither of the Roman Bank units can be considered
reasonable alternatives. The unit within the Hildreds Centre is not covered by
the protected frontage designation and the appellant is expected, by national
guidance! to show some flexibility in terms of unit size. However, it is clear
from the sales particulars that the vacant unit is well below the size of unit
required by the appellant. Whilst the 2 units towards the eastern end of
Lumley Road are within the appellant’s size requirements, they are also
covered by the protected frontage designation. As I read the policy, there is no
distinction between particular protected frontages and as such, to occupy these
premises the appellant would have to meet the “special advantage” test.

Conclusion

9. In light of the above, I conclude that the proposed change of use would not
unacceptably affect the vitality and viability of Lumley Road and the town
centre as & whole, Moreover, the bringing back into use of a unit that has
remained empty for a significant period along with the consequent

! Paragraph 6.27 Planning for Town Centres — Practice Guidance on need, impact and the sequential approach.
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improvement in employment opportunity wouid represent a special advantage
and contribute to the vitality and viability of Skegness Town Centre.
' Accordingly, the propesal would not conflict with objective of development plan

policy.
Conditions

10. In addition to the standard time limit for commencement, the Council suggest a
condition requiring details of the proposed frontage alterations, Given that
planning permission would be required for alterations to the shop front, I
consider a condition along these lines is unnecessary.

George Baird

wrecror 320120842P
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