Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2007/0570/P

	Development Proposed:
	CHANGE OF USE FROM OFFICES TO GIFTS SHOP AND TEA ROOMS AT THE BARN, OLD CROFT, CHURCH STREET, RIBCHESTER

	CONSULTATIONS: Parish/Town Council

	Parish Council – Recommends approval.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections to the proposal on highway safety grounds as there is ample and convenient parking for customers on the public car park immediately adjacent to the site.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	A letter has been received from the owner of an adjoining residential property who has no overall objection subject to the following considerations:

1.
The garden area not to be used for eating and drinking after 6pm.  Could a restriction be put on the number of customers to be accommodated in the garden area?

2.
Any future conversion from tea shop to café or restaurant would result in nuisance from cooking smells.  The permission should therefore be restricted to a tea shop and not a café/restaurant or a fast food outlet.

3.
The considerable amount of waste resulting from this use should be properly packaged to avoid a hygiene problem.



	RELEVANT POLICIES:

	Policy G1 - Development Control.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application relates to a two storey stone built former barn, most recently used as offices, off Church Street, Ribchester and close to the public toilets, public car park and the playground/playing fields.

Permission is sought for the change of use of the building to accommodate a tea room with kitchen and ice cream/cold drinks sales area on the ground floor, with a gift shop, office/stockroom and customer toilet on the first floor.  It is proposed to utilize the outside rear garden for eating and drinking during favourable weather.

With regards to the tea room element of the proposal, the applicant has stated in writing that for the foreseeable future she intends to sell only tea and cakes, toast, crumpets, toasted tea cakes and so on, with no chips and no hot lunches.  She says that, if in the future, there is a demand for hot food, then obviously she would approach the Council first to see what steps she would need to take in respect of both planning and environmental health requirements.

As a daytime use, subject to appropriate conditions, I consider that this proposal would add to the attractions of Ribchester for visitors without any serious detriment to the amenities of nearby residents.  I consider that a restriction on opening times to between the hours of 8am and 6pm on any day would be appropriate.  Also that the tea room use be restricted to the ground floor and garden area only, and that this use be restricted to hot and cold drinks and cold food, but allowing warmed food such as toast, hot pies and pasties etc,  but no cooked meals or hot food takeaway.   I consider that the hours of use restriction would adequately protect the neighbours from potential nuisance as a result of the garden area.  A condition, as suggested by the neighbour, to limit the number of customers in the garden area would be almost impossible to monitor and therefore unenforceable.  

A condition to prevent any external alterations to the building such as extraction flues etc, other than with a further planning permission, would also be appropriate.

Overall, subject to the conditions referred to above, I consider the proposed use of this building to be appropriate and acceptable.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 23 JULY 2007














