Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2012/0535/P

	Development Proposed:
	Proposed change of use from retail (A1) to mixed use Classes A1 and A3 providing kitchen store, coffee bar/lounge area, café/deli sales at Maureen Cookson Ltd, George Street, Whalley

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations received within the statutory 21 day consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No representations received.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.



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

	The application relates to 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.  

In 2010 permission was granted for alterations to the existing premises to relocate a licensed café from the first floor to the ground floor involving a change of use of the floor space involved from Class A1 (retail) to Class A4 (drinking establishments).  That permission has been implemented as a result of which, and in accordance with the conditions imposed on the permission, Benedicts Café/Wine Bar currently operates from the eastern end of the ground floor of the building between the hours of 9am and 7.30pm on any day.  The retail parts of the premises presently operate between 9am and 5.30pm Monday to Friday and 9am to 5pm on Saturday with no opening on Sunday.  

In the Design and Access Statement submitted with this current application, it is stated that queues for tables in Benedicts are currently experienced on a daily basis with many customers gathering in the existing retail parts of the premises to the detriment of the comfortable relaxed shopping experience for others.  The agent considers that, particularly in the current economic climate, it is essential to explore all avenues and implement everything possible to not only retain the existing customer base but also to attract new customers by improving customer comfort and providing additional facilities.  

This application therefore seeks permission to change the use of an additional part of the existing ground floor retail floor space in order to provide sofa seating for customers waiting allocation of tables in Benedicts, a coffee bar, retail deli sales counter and additional tables as an overspill from Benedicts.  It is stated in the application documents that it is intended to apply for an alteration to the existing licence to cover the new area so that alcoholic drinks may be served with meals.  It is proposed that this additional area for eating/drinking will only be operated during the retail opening hours and not the slightly longer opening hours of the existing Benedicts café.  

The proposal does not involve any alterations to the exterior of the building and only minor internal alterations. The floorspace involved is also in the centre/rear of the building such that the existing window display area will be retained at the George Street frontage. There will therefore be no detrimental effects upon the appearance or character of the Conservation Area. 

As the proposed A3 café use is only to be operated during the retail opening hours, I do not consider that it would result in any detrimental effects upon the amenities of any nearby residents.  

At the time of preparing this report, no observations had been received from the County Surveyor in relation to parking/highway safety matters.  I do not consider however, that the change of use of a relatively small part of the overall floor space would result in any significant change in customer numbers and therefore would have no detrimental effects in relation to these particular considerations. 

The agent confirmed that the extraction, heating and air conditioning installations are all existing and that nothing new is proposed. On this basis, the Environmental Health Officer has no objections to the application

Overall, subject to a condition specifying that the Class A3 use shall operate during the existing retail opening hours, I can see no objections to this application.  



	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: 














