Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2010/0593/P

	Development Proposed:
	Partial change of use for part of the shop floor area from Class A1 to Class A3 for a café at 11 Park View, Gisburn

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Originally recommended refusal of the application subject to further information regarding the nature of the proposed takeaway element of the application, as he considered that a hot food takeaway in particular could lead to passing drivers parking on the carriageway in contravention of good practice to the detriment of highway safety.

Following the receipt and consideration of further information from the applicant, the County Surveyor then commented that “it is apparent that the takeaway element of the proposal relates to food associated with the regular café menu.  Furthermore, as the proposed opening hours do not extend beyond 1900, there is no reason to anticipate some of the highway safety concerns inherent with activity in the vicinity of late night operations at a hot food takeaway”.  He adds that, although the site is located at a sensitive location at the junction of A59 Main Street and A682 Burnley Road, he is satisfied that road safety will not be undermined as a consequence of this proposal.



	CONSULTATIONS: Additional Representations.

	A letter has been received from a nearby resident who points out that he is also a director of Ribblesdale Court (Gisburn) Management Co Ltd.  He comments that he has no objections to the development and considers that it would actually greatly improve the look of Main Street and bring more and much welcomed trade to the area.  However, on behalf of the residents of Ribblesdale Court, he says that he would like it made clear, if planning permission was granted, that parking for customers of the proposed development should be strictly prohibited on the private car park of Ribblesdale Court. 



	RELEVANT POLICIES:

	Policy G1 - Development Control.



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

	The application relates to the property right on the corner of Park View (Main Street) and Burnley Road (A682) in Gisburn.

The premises were the Gisburn Post Office until April 2010 when the post office ceased trading.  Before that the building had been used as a village shop/post office providing employment for 2 people.  The shop had sold takeaway sandwiches.  The previous owners had closed the village shop in the summer of 2009.  The post office continued trading until it closed in April 2010.  Since then, the premises have been vacant.

As existing, the premises comprises the following:

· Shop – 49.5m2.

· Storeroom – 29. 5m2.

· Office – 17. 5m2.

· Kitchen – 11. 5m2.

· Toilet, yard and garage.

The proposal is to reopen the shop and also open a café with takeaway facility within the premises.  The shop area at the front of building will remain in its existing retail use.  The storeroom at the rear of the shop would become a mixture of retail and café with the café providing 20 covers.  The office would become a kitchen and the kitchen would become an office.  The garage would continue to be used for storage purposes. 

There was reference in the originally submitted documents to a “takeaway food business”.  This caused concerns to the County Surveyor that a hot food takeaway would be detrimental to highway safety.  On the basis of additional information provided by the applicant, however, that the takeaway element would only be hot sandwiches and drinks etc ancillary to the café, and as the proposal does not involve opening on any day after 7.00pm, the County Surveyor has confirmed that he now has no objections to the proposal.

No external alterations are proposed in this application.  I consider that any proposed external flues to the kitchen should be required to be submitted for approval by an appropriate condition in the event of permission being granted.

The Environmental Health Officer, has no objections to the application subject to compliance with the relevant environmental health legislation concerning toilet provision and appropriate extraction equipment for the kitchen.  As these matters are not covered by planning legislation, they cannot be the subject of planning conditions but, I propose that they should be the subject of appropriate advisory notes on any planning permission.

The issue raised by a nearby resident about customers of the business parking on a nearby private car park is also not a planning issue as the responsibility for preventing any such parking rests with the owners of that private car park.  Again, however, I consider that an advisory note on this subject would be appropriate.

I consider that, for the avoidance of doubt, an hours of use condition should be imposed specifying the hours requested in the application.

Subject to conditions and advisory notes as described above, I consider the proposed change of use of part of the ground floor of this existing A1 business to A3 use to be acceptable.  Indeed, in some ways, the proposal is to be welcomed as it would bring back into use a currently vacant business premises in the village centre.



	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.
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