
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS/CMS

	Application No: 
	3/2007/1149/P

	Development Proposed:
	Change of use from vacant retail unit to restaurant with proposed opening hours of Mon-Thurs 5pm to 10pm; Fri-Sat 5pm to 11pm and Sun 12pm to 9pm at 72A Whalley Road, Read (ground floor only)

	CONSULTATIONS: Parish/Town Council

	Parish Council – The Parish Council has no observations to make in respect of the proposed change of use but is concerned about the proposal to use the village car park as the facility for patrons using the restaurant.  They say that this car parking is maintained by the Council and during summer months it is used extensively for visitors to the Cricket Club, bowling green and playground.  During the winter months it is also used by those attending football matches and by visitors to the Constitutional Club who have, in the past assisted with the maintenance of the recreation ground road.  Straits Lane is congested with parked vehicles at all times and there would certainly be no facility for parking during the evenings.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No written observations have been received but, orally, the County Surveyor has recommended refusal of the application on the grounds that the lack of any off-street parking would lead to on-street parking on Whalley Road and the adjoining side streets, including Straits Lane, to the serious detriment of highway safety.



	CONSULTATIONS: Additional Representations

	Four letters have been received from the owners/occupiers of the four nearest residential properties to the site plus one letter from another resident of Read, in which objections are raised to the application on the following grounds:

1.
There is no need for any more food outlets in Read.

2.
The proposal will lead to on-street parking to the detriment of highway safety.

3.
Noise nuisance to neighbours which would made worse by people smoking outside the premises.

4.
Nuisance to adjoining residents caused by cooking smells.

5.
Environmental health problems as a result of the use of the back yard for open storage of boxes, food waste etc.



	RELEVANT POLICIES:

	Policy G1 - Development Control.



	POLICY REASONS FOR REFUSAL:

Policy G1 – Detriment to highway safety.                                                                        P.T.O.



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

	The application relates to a currently vacant former shop at the end of a terrace on Whalley Road, Read, with a side boundary to Straits Lane.  The attached property is a dwelling and there is a residential flat above the vacant shop.  On the opposite site of Straits Lane are more terraced houses, and there are also houses adjoining the site at the rear.

Nearby residents have objected to the application for reasons relating to noise nuisance and a nuisance from cooking smells.  Both of these, however, could be addressed by appropriate conditions relating to soundproofing measures and the fitting and use of appropriate odour extraction equipment.  The hours of use proposed by the applicant would also not, in my opinion, result in any serious detrimental effects on the amenities of nearby residents.

The other objection from the neighbours, however, concerns highway safety issues due to the lack of any off-road parking provision at the site.  This, they say, would lead to cars being parked on the main Whalley Road and the nearby side streets, including Straits Lane, to the detriment of highway safety.  The County Surveyor concurs with the neighbours’ view point, and has recommended that planning permission be refused for a reason concerning on-street parking being detrimental to highway safety.

Whilst I do not consider that any reason for refusal concerning detrimental effects on neighbours could be sustained, I do feel that a highway safety reason for refusal would be sustainable.  I therefore recommend accordingly.



	RECOMMENDATION: That permission be refused.
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