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	Date Inspected:
	21/07/2017
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Retention of unauthorised change of use of ground floor to use A4 (drinking establishment) including on-licenced and off-licenced premises.

	Site Address/Location:
	Read Ale and Wines, 116 Whalley Road, Read BB12 7PN

	


	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	It would appear that there would be sufficient on street parking available on Whalley Road to accommodate any additional parking generated by the development and on that basis I would raise no objection to the proposal on highway grounds.

	RVBC Environmental Health:
	

	No objection subject to appropriate conditions.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy
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

	Relevant Planning History:

3/2016/0330 - Change of use of ground floor to mixed use A4/B2 including on-licenced and off-licenced premises – Approved for a temporary period.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:

Consent is sought for the change of use of a bakery (use class A1) to an on-licenced and off-licenced premises (use class A1/A4) at 116 Whalley Road, Read. The application premises are located within the settlement of Read and consist of an end-of-terrace stone-built property. The surrounding area is predominantly residential although a sandwich shop operates from the end-of-terrace property of the adjacent row. There is a residential dwelling that adjoins the property to the west, a flat above the ground floor premises that are the subject of this application and terraced houses to the rear.
Temporary consent for change of use to A1/A4 was granted in June 2016 for a period of 12 months. The application related only to the front ‘shop’ area of the application property. The rest of the ground floor was to remain as existing, providing office accommodation and the remainder of the old bakery area. Temporary consent was granted as a trial period to ensure that the proposal did not result in any detrimental harm to the amenities of nearby residents.

The applicant now seeks planning consent to change the entire ground floor of the building to A1/A4 use on a permanent basis. The old bakery part of the building to the rear would be converted into a seating area for 20-30 people.

	Observations/Consideration of Matters Raised/Conclusion:

With regards to the principle of the development, the retail policies within the adopted Core Strategy do not seek to manage retail development within Tier 1 and Tier 2 settlements. However, Policy DMB1 aims to support business growth and the local economy in principle. The application building is already being used for A1 retail and a change of use to an alternative town centre use does not raise any concerns in principle.
The proposals do not include any changes to the façade of the application building. The main considerations in determining the application are the impact of the proposals on neighbouring residents and the impact on highway safety.

With regards the impact of the development of the local highway, the previous temporary consent was considered unlikely to result in a noticeable change in parking demand. The application related to a shop area of no more that around 25sqm and was unlikely to result in significant additional on-street parking. This current application proposes an additional seating area to accommodate 20-30 patrons however the County Highways Surveyor considers that there would be sufficient on street parking available on Whalley Road to accommodate any additional parking generated by the development.
The previous application was supported by a survey of noise that indicated that there was a low likelihood of any adverse impact to neighbours. The Council’s Environmental Health Department have confirmed that they have received no complaints arising from the temporary use of the building as an on-licenced and off-licenced premises over the past 12 months. However, this application includes the provision of an additional seating area for 20-30 patrons in the rear ground floor room which could result in additional noise. The applicant has therefore provided a noise assessment report in support of the application which advises a scheme of sound insulation to be installed in the ceiling of the room to reduce noise levels experienced by the flat above and the adjoining dwelling to an acceptable level. It is estimated that noise from the use of the room would be approximately 80dB LAeq. A scheme of sound insulation reducing noise by 45dB is required to reduce the noise level in adjacent dwellings to 35 LAeq which is an acceptable noise level in internal habitable rooms. It is therefore considered that the proposals would not have an adverse impact on neighbouring occupants subject to the installation of a scheme of noise insulation in accordance with the details contained in the Noise Assessment Report prior to first use of the premises.
Subject to appropriate conditions and time restrictions, it is considered reasonable to permit use of the premises as an on-licence and off-licence on a permanent basis.

	RECOMMENDATION:
	That planning consent be approved.


