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	06/04/2017
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	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Change of use from a library to a convenience store. 

	Site Address/Location:
	41 Whalley Road, Read, BB12 7PB.

	


	CONSULTATIONS: 
	Parish/Town Council

	Read Parish Council: The council are supportive of this application to further provide additional amenities for the village.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The Highway Development Control Section is of the opinion that the proposed change of use from a library to a convenience store will have a detrimental impact on highway amenity in the immediate vicinity of the site for existing residents. There is currently no off-road car parking associated with the library and the applicant does not have any land to offer any new off-road car parking spaces.

Whalley Road is classified as the A671 and is categorised as a Strategic Route with a speed limit of 30mph fronting the site. There are currently waiting restrictions around the building so highway safety at the junction with Campbell Street is not an issue.  The adjacent properties fronting Whalley Road and the adjacent side streets are all terrace properties with very few off-road parking provision as such they rely on being able to park on road. The Highway Development Control Section is of the opinion that on road parking in this area is at a premium and any additional on-road parking would be difficult to accommodate without affecting the existing residents.

Due to the nature of convince stores with high volumes of passing trade, short stop on road parking along Whalley Road will occur and this will affect the available parking spaces for the existing properties. When easy on road parking near the site is not available drivers are more likely to park around the junction on the waiting restriction.  
Further email received 31/03/2017:

Highways could not defend on highway safety if went to appeal.  The comments are to make you aware of potential amenity issues which may occur by providing a local store at this location and are not a highway reason for refusal

	

	CONSULTATIONS: 
	Additional Representations.

	One letter of representation have been received objecting to the application on the following grounds:

· Parking problems

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EC1: Business and Employment Development
Key Statement EC2: Development of Retail, Shops and Community Facilities and Services

Policy DMG1: General Considerations

Policy DMB1: Supporting Business Growth and the Local Economy

National Planning Policy Framework (NPPF)

	Relevant Planning History:

N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application premises is located within the settlement of Read and consists of an end-of-terrace stone built two storey property. The surrounding area is predominantly residential. The application site comprises a retail element to the ground floor and a separately accessed first floor residential flat apartment above. The application relates only to the ground floor area of the application property. The rest of the first floor would remain as existing. 

	Proposed Development for which consent is sought:

The application seeks full planning consent to change the use from a library to a convenience store at 41 Whalley Road, Read, BB12 7PB. The ground floor element is currently vacant but previously operated as Read Lancashire County Council library. It is proposed to change the use of the premises from a library (Use Class D1) to a convenience store (Use Class A1). No external alterations are proposed, the external appearance will remain the same. Internal alterations are proposed to alter the layout to meet the needs of the applicant.

	Principle of Development:

The Ribble Valley Core Strategy Policies EC1 & DMB1 seeks to support business growth and the local economy, and whilst these policies generally relate to large scale employment uses, the proposed use would provide an income for the applicant and any staff they may employ. Policy DMG2 states that development should be encouraged within the principal settlements and the nine Tier 1 villages. The application site is located within the settlement of Read and the principle of the development is considered to be acceptable in accordance with the relevant sections of the Core Strategy.     

	Impact Upon Residential Amenity:

The unit is adjoined by a residential property at No. 39, and has a first floor flat above. The immediate area is predominantly residential with properties located to the rear of the site and directly adjacent on the opposite side of Whalley Road. As such the impact of the proposed use on the amenity of nearby residential properties must be carefully considered. 

The applicant states that the business hours will be 7am to 9pm Monday to Saturday and 8am to 9pm Sundays and Bank Holidays. Taking into consideration the previous use of the building, it is my opinion that the change of use would not result in a significant adverse impact on nearby residents if appropriate conditions are attached restricting opening hours. 

In view of the above, provided the attached conditions area adhered to it is considered that the proposed use would share an acceptable relationship with the surrounding area and not have any undue impact upon neighbouring residential amenity.

	Visual Amenity/External Appearance:
The proposal includes internal alterations but does not include any changes to the façade of the application building.  Therefore it is considered that the proposal would not have an adverse impact on the character and appearance of the application building or surrounding area.

It is proposed to install signs advertising the shop; however, all advertisements require Advertisement Consent. Therefore they are not considered as part of this application and will require a subsequent application to be submitted.  

	Highways:

The application property does not benefit from any off-street parking provision and the proposed use would therefore depend on on-street parking provision in the area.  The County Surveyor is of the opinion that the proposed change of use from a library to a convenience store will have a detrimental impact on highway amenity in the immediate vicinity of the site for existing residents as there is currently no off-road car parking associated with the library and the applicant does not have any land to offer any new off-road car parking spaces. However, the site is considered to be within a sustainable location as it is located on a main road in the centre of Read and therefore is easily accessible by foot. 

Taking the above into consideration and the further comments from highways, it is considered that the additional amenities and local benefits the store will bring to the village of read outweighs any negative impact the proposal may have on parking within the immediate area. 

	Observations/Consideration of Matters Raised/Conclusion:

The proposed use of 41 Whalley Road as a convenience store would be compatible with its location within the centre of Read and would not unduly affect the amenity of nearby occupiers. The proposal would result in no physical alterations to the external appearance of the building and would not have a negative impact upon the visual character and appearance the application building or surrounding area. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be granted.


