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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Change of use of premises from bakery to dog grooming salon.

	Site Address/Location:
	36 King Street Whalley BB7 9SL

		

	CONSULTATIONS: 
	Parish/Town Council

	No response prior to determination. 

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement DMI2 – Transport Considerations

Policy DMG1 – General Considerations

National Planning Policy Framework (NPPF)


	Relevant Planning History:

None.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a retail unit within Whalley. The site location lies on King Street, the main thoroughfare and primary shopping street of the village. The unit features a small hanging sign above the main entrance but that aside features no other advertisements and generally takes on the appearance of a standard stone-faced terraced property which are commonplace within the village and along King Street. The ground floor retail premises currently lies vacant after having been most recently occupied by a bakery, with a self-contained flat above accessed at the rear using an external staircase.


	Proposed Development for which consent is sought:

Consent is sought for the change of use to the premises within the Sui Generis use class from a bakery to a dog grooming salon following a change in tenancy at the site. As part of the development there will be no external alterations, with the only physical change being the introduction of a small partitioning fence/gate within the premises to separate the shop entrance from the grooming area.

The application proposes the opening hours as follows:

Proposed Opening Hours
9am - 6pm Monday to Saturday

The salon will not be open on Sundays and Bank Holidays.


	Principle of Development:

The proposed development seeks a change of use from a bakery to dog grooming salon. Both uses are considered to fall within the Sui Generis use class, however, given that all changes of use within this class require full planning permission, an application has been submitted and is subject to the standard tests of local and national planning policy.

In this respect, the proposed change does not result in any significant conflict with the adopted development plan for the area insofar as that the development will retain an active, ground-floor commercial/retail use within an identified town centre boundary along a primary shopping frontage in compliance with policies EC1, DMB1 and DMR2 of the RVCS. On this basis the scheme is acceptable in principle.


	Impact Upon Residential Amenity:

The change of use and hours of operation are not considered to offer impact to neighbouring amenities such are the varied uses in the surrounding area including bars, restaurants and shops. The proposed use of the site as a dog grooming salon is also non-intensive and will be of a scale which will not cause undue disturbance to the surrounding area. It is acknowledged that a terraced residential property sits to the north of the site, however, it is not expected that the proposed change of use will introduce activities that are exceedingly more harmful to surrounding residential amenities than the existing bakery by virtue of the disturbance caused and therefore are found acceptable in that respect. Similarly, the flat lying above the ground-floor unit is not thought to be unduly affected through the implementation of the proposed scheme on the same basis, insofar as that the opening hours proposed do not interfere with the early morning or late evening and the business will be of relatively small scale, with only one full-time employee.

Consequently in light of the minimal expected disturbance caused by the change of use in combination with reasonable opening hours aligning with existing shops in that vicinity of the high street, the impacts of the development on the residential amenities of surrounding occupants is found to be acceptable.


	Visual Amenity/External Appearance:

The scheme proposes no external alterations and on this basis no issues are identified.


	Heritage:

The application site is situated within Whalley Conservation Area, a designated heritage asset within the centre of the defined settlement. With reference to making decisions on applications for development in a conservation area, Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that: “...special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.” 

Moreover, Key Statement EN5 and policy DME4 of the Ribble Borough Valley Core Strategy stipulates that all development proposals should respect and safeguard the character, appearance, and significance of all Conservation Areas. 

In the context of the Act, Key Statement EN5 and policy DME4, the Conservation Area’s special interest is derived by its attractive townscape features including the presence of 17th, 18th and 19th century buildings along King Street and Church Lane in addition to the 14th century parish church of St Mary and All Saints and the ruins of Whalley Abbey. Particularly relevant to this application is the importance of the historic buildings along King Street which are mainly built from local stone with stone rubble walls, with buildings also featuring dressed stone quoins, stone window and door architraves, stone roofing slates and timber windows which provides a cohesive and attractive townscape.

Relative to this, the proposed development will not change any external element of the building in question and will remain in its current form. In addition, the proposed use of the building will not significantly detract from the area such are the varied and wide-ranging set of existing uses within the identified town centre and conservation area. On this basis, no harm to the designated Conservation Area is identified.


	Highways and Parking:

Impacts of the proposed scheme on the existing highways network have also been considered. Comparing the existing use with the proposed dog grooming salon, it is not expected that the new use would result in a significant impact upon highway safety, amenity and access to the extent that the application be refused. The salon will be managed on a booking and appointment-based system where there is likely to be only a maximum of 5 dogs treated per day. This is likely to generate a negligible level of traffic and parking demand within the village compared with surrounding uses and in any event there remains walkable access to short-stay parking along King Street and at the nearby Co-op to facilitate the drop off and collection of dogs. In light of the above, the highways impact of the scheme is considered to be acceptable.


	Flood Risk:

The site falls within flood zone 2 and is surrounded on three sides by Flood Zone 3. Whilst the development has been fully assessed in respect of the potential for increased flood risk, the application seeks a change of use to a use no more vulnerable than existing and does not propose new built form within the Flood Zone and is therefore acceptable.


	Observations/Consideration of Matters Raised/Conclusion:

As such and for the above reasons, having regard to all material considerations and matters raised, that the application is recommended for approval.


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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