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PROPOSED ALTERATION TO THE EXISTING PREMISES TO RELOCATE ‘COOKIES’ LICENSED CAFÉ FROM THE FIRST TO THE GROUND FLOOR – CHANGE OF USE FROM CLASS A1 TO A4 AT MAUREEN COOKSON LTD, GEORGE STREET, WHALLEY

	PARISH COUNCIL:
	No observations.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objection to the application in principle on highway safety grounds.  The relocation of the café area within the existing premises will not increase the traffic impact of the store within the village and I do not propose to seek any dedicated off street parking in respect of this application.  

	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from the owner/occupier of a dwelling opposite the site who objects to the application for the following reasons:



	
	1.
	Increase in traffic and noise and possible parking problems.  Will exacerbate the existing problem of the neighbour often being unable to get out of her own drive due to parked cars.  



	
	2.
	An increase in taxis using the street as people using the wine bar avoid drinking and driving.



	
	3.
	Customers using the Spar shop up until 10pm already cause a noise nuisance and there is a likelihood that, if this permission is granted, the opening hours could be increased.



	
	4.
	There are already a substantial number of public houses in the small village. 


Proposal

Within the Maureen Cookson retail premises on George Street, Whalley there is a licensed café at first floor level.  Permission is sought for this to be relocated to a ground floor part of the premises that is presently used as a shoe shop.  The existing area of the first floor that is occupied by the café would revert to retail use, and the shoe shop would be accommodated elsewhere within the building.  

The proposed redistribution of uses within the building would largely be achieved through internal alterations, including the provision of an opening to give direct access from the retail area into the café.

Externally, however, it is proposed that the existing timber framed shop front be adapted to provide a wider door to facilitate access by disabled customers.  The existing stallriser would be retained and timber frames would be used.

In the eastern side elevation of the building a number of former windows have been bricked up.  Four of these would be reinstated as timber framed windows.  

The existing opening hours of the main retail part of the premises would remain unchanged at 9am to 5.30pm Monday to Friday and 9am to 5pm on Saturdays with no Sunday opening.

The requested opening hours for the licensed café are 9am to 7.30pm on seven days a week.

Site Location

The existing Maureen Cookson retail premises on the south side of George Street, Whalley.  The site is within the settlement boundary of Whalley and within the Conservation Area.  

Relevant History

No recent relevant planning applications.

Relevant Policies

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

In the Design and Access Statement submitted with the application it is stated that, by relocating the existing café on to the ground floor, an upmarket coffee house and wine bar concept can be created which would be unique within Whalley.  It is stated that this would further enhance the business as the facility will not only serve the requirements of the day to day customer, providing refreshments along with a comfortable environment in which customers can relax, but it would, unlike the existing, have the capability of meeting the increased demands on the occasions of presentations and fashion launches which are currently held on the premises.  It is stated further that it is considered that an upmarket coffee house and wine bar concept would in itself be an asset which would attract customers into the retail premises.

The matters for consideration in the determination of the application relate to the effects of the proposed external alterations on the appearance of the building itself and the Conservation Area, and the effects of the use upon the amenities of nearby residents and highway safety. 

With regards to the first consideration, the alterations to the shop front are relatively minor and will utilise an appropriate timber frame.  The reinstated windows in the side elevation will also use appropriate timber frames and the existing heads and sills will be retained.  I consider that the reinstatement of the windows will actually improve the appearance of the building within the Conservation Area.  In my opinion, the proposal is therefore acceptable with regards to this particular consideration.  

With regards to the effects on nearby residents, the use of the ground floor café during the retail opening hours would result in effects that differed very little, if at all, from those of the café in its existing location at first floor level.  The only difference is the proposal to open after the shop has closed until 7.30pm Monday to Saturday and to open the café/wine bar on Sundays between 9am and 7.30pm when the shop is closed.  It is during the hours when the shop is closed that the wine bar/drinking element of the proposal is likely to be the predominant use.  

In this location in the village centre, however, where there are numerous public houses with much later permitted opening hours, and the Spar shop that opens until 10pm, I do not consider that the proposed use during the proposed hours would be seriously detrimental to the amenities of nearby residents.  

The County Surveyor has expressed no objections to the application on highway safety grounds.

Overall, subject to appropriate conditions, I consider the proposal to be acceptable.

SUMMARY OF REASONS FOR APPROVAL

The proposal would not have any seriously detrimental effects on visual amenity, the amenities of nearby residents or highway safety. 

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
The development must be begun no later than the expiration of three years beginning with the date of this permission.


Reason: Required to be imposed in pursuance to Section 91 of the Town and Country Planning Act 1990.  

2.
The café/wine bar use hereby permitted shall operate only between the hours of 9am and 7.30pm on any day.


REASON: To comply with the terms of the application and in the interests of the amenities of nearby residents and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

3.
From the time of the first use of the café/wine bar hereby permitted, the floor space at first floor level that is currently utilised by the existing licensed café, shall be used for A1 retail purposes only.


REASON: To comply with the terms of the application and because any intensification of the A3/A4 use of the building could be detrimental to the character of the area and the amenities of nearby residents contrary to Policy G1 of the Ribble Valley Districtwide Local Plan.

