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?%"’"__FOR THE Date received
 ATTENTION OF Fee paid £ Receipt No:

Council Offices, Church Walk, Clitheroe, Lancashire. BEB7 2RA  Tel: 81200 425111 .

Application for Planning Permission.
Town and Country Planning Act 1990

You can complete and submit this form electronically via the Planning Portal by visiting www.planningportal.gov uk/apply

Publication of applications on planning authority websites

Please note that the information provided on this application form and in supporting documents may be published on the
Authority’s website. If you require any further darification, please contact the Authority’s planning department.

Please complete using block capitals and black ink
Itis important that you read the accompanying guidance notes as incorrect completion will delay the procassing of your application

www.ribblevalley.gov.uk -

1. Applicant Name and Address 2. Agent Name and Address )

Title: ! First na me:l Title: “G_ First name: B AA N

Last name: Last name: | ADCE

Company ; Company

optional: [INERO _Hovdings Loy (optional): SLerian Madee Ly

. House House . House House

Unit: number: 3 suffix: Unit number; 20 suffix:

House House

name; name:

Address: | N @@L DTReeT Address 1: &Q eaTmed  Road

Address Z: Address 2:

Address 3: Address 3:

Town: [ LONDOMN Town: SuL'T#i ond

County: 1 County: > um(:\{

Country: J “Country:

Postcode: | WICRAW QG PU Postcode: | SMV I T }
\, AN _/
(3. Description of the Proposal A

Please describe the proposed development, including any change of use:

CHANGE ©F use OF Gpund AOoR To  AM\/A3

Has the building, work or change of use already started? !Z Yes [:] No

If Yes, please state the date when building,

work or use were started (DD/MM/YYYY): APRIL 2O {date must be pre-application submission)
Has the building, work or change of use been completed? [ ]ves ]z No '

If Yes, please state the date when the building, work o o

or change of use was completed: (DD/MM/YYYY): {date must be pre-application submission) )
\

Sbates 2050-0%-10 b5 SRevislon: 2999 5
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(4. Site Address Details /5. Pre-application Advice R
Please provide the full postal address of the application site Has assistance or prior advice been sought from the local
. House House authority about this application? Yes No
Unit: number: 27 - D.q suffix: EZ D
HO“S‘? l If Yes, please complete the foliowing information about the advice
name; ‘ S you were given ([This will help the authority to deal with this
Address 1: T —— application more efficiently)
Cﬁ JAE= i Please tick if the full contact details are not
Address 2; known, and then complete as much as possible: ]
Address 3: ’ Officer name:
Town: C—L—] THeER OC-: CLa e EOO‘"TH
County: [ ANCASHIRE Reference:
Postcode . .
(optional): %%7 Q @T
Description of location or a grid reference Date (ED/MM/YYYY);
{must be completed if postcode is not known}: {must be pre-application submission)
Easting: l Northing: Details of pre-application advice received?
Description: .
CHANGE OF usg APPLCATIOND
Reuested
.. J N o
™

(6. Pedestrian and Vehicle Accass, Roads and Rights of Waf

Is a new or altered vehicle access proposed
to or from the public highway? [Jves [ No

ls 2 new or altered pedestrian
access proposed to or from

the public highway? [ ] ves @' No
Are there any new public roads to be
provided within the site? [ ] Yes A No

Are there any new public
rights of way tc be provided

within or adjacent to the site? D Yes EZNO
Do the proposals require any diversions

fextinguishments and/or

creation of rights of way? [] Yes @‘JO

If you answered Yes to any of the above questions, please show
details on your plans/drawings and state the reference of the plan
{s)/drawings(s)

(7. Waste Storage and Collection

Da the plans incorporate areas to store
and zid the collection of waste? [E Yes D No

If Yes, please provide details:

e . < _saa&gw @ ~ wrouh
See Pans Al

s

Have arrangements been made
for the separate starage and ]
collection of recyclable waste? M Yes [ |No

If Yes, please provide details:

Sec PLAaNS - aludwd & -moud
uAS e

\ ),

S y,

(8. Authority Employee / Member
With respect to the Authority, | am: {a} a member of staff
{b} an efected member
{c) related to a membar of staff

if Yes, please provide detalls of the name, refationship and role

{d) related to an efected member

~
Do any of these statements applytoyou? [ | Yes B’NO

SDaten: 2000-09-10 #5 $Revision: 20905
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Louise Blatchford s 3201104283°P

From: BMadge224@aol com

Sent: 08 July 2011 10:58

To: Louise Blatchford

Cc: aidasj@caffenero.com; iain@cobaltcommunications. co.uk; BenP@caffenero com
Subject: Re: Out of Office AutoReply: Planning application - 27-29 Castle Street, Clit .

Attachments: CLITHERO NERO CHANGE OF USE HERITAGE STATEMENT.doc; CN469-100. pdf;
- CN469-12000existing pdf

Dear Louise

Further to your email and colleagues message please find attached;

1. The ground floor plan consistent with the Cobalt LBC submission

2 The ground floor plan as previously existing

3. A revised heritage statement addressing the alleged affect of smells (already addressed in the main
supporting statement) and noise on the conservation area

As regard waste it is collected privately by Green House —a waste management company. It is stored
at the rear in bins as detailed below and collected as stated; '

1x 2401 General Waste collected Monday — Thursday.

Sx 3601 Mixed recycling bins collected on Tuesday.

The area of storage is the same as the previous A1 use
[ trust the application can now be validated

Regards
Brian
Brian Madge, BA, MA, MRTPI

Brian Madge Ltd
020 8642 8753 & 0797 3913025 bmadge224@aocl.com

08/07/2011
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(9. Materials

if applicable, please state what materials are to be used externally, Include type, colour znd name for each material;

Existing
{where applicable)

Proposed

Not
applicable

Don't
Know

(eg fences, wails)

Walls M
Roof EZ O]
Windows V] ]
Doors EZ D
Boundary treatments EZ D

Vehicle access and
hard-standing

Lighting W []
Others
(please specify) D D

Are you supplying additional information on submitted plan{s)/drawing(s)/design and access statement?

If Yes, please state references for the plan{s)/drawing(s)/design and access statement:

[] Yes [INo

\,

(10. Vehicle Parking

Please provide information on the existing and proposed number of on-site parking spaces:

Type of Vehicle

Total
Existing

Total proposed (including
spaces retained)

Difference
in spaces

Cars

Light goods vehicles/
public carrier vehicles

Motorcycles

Disability spaces

Cycle spaces

Gther (eg Bus)

Other {e.g Bus)

SCaten 2010-05-10 45 SRovigion: 29995
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ﬁ‘t. Foul Sewage

| Please state how foul sewage is to be disposed of:

(s Mains sewer [1 Cesspit

[} Septictank 7] Other

| ] Package treatment plant

Are you proposing to
connect to the existing drainage system? [ 4 Yes [[]No

If Yes, please include the details of the existing system on the
application drawings and state references for the

(12. Assessment of Flood Risk )

Is the site within an area at risk of flooding? {Refer to the
Environment Agency’s Flood Map showling flood zones 2 and 3 and

consuit Environment Agency standing advice and your local
planning authority requirements for information as necessary )

] Yes No

if Yes, you will need to submit a Flood Risk Assessmment to corsider
the risk to the proposed site

Is your prapasal within 20 metres of
watercourse [e g. river, stream or beck)? [ ] Yes [W] No

Will the proposal increase
the fload risk elsewhere? [ ] Yes [/ No

plan{s)/drawing(s): )
How will surface water be disposed of?
[ 1 Sustainable drainage system [ ] Existing watercourse
[ ] Soakaway - [ ] Pond/lake
[ ] Main sewer /
\ I\ ‘ /

(13, Biodiversity and Geological Conservation

notes for further information on when there is a reascnable
likelihood that any important biodiversity or geclogical
conservation features may be present or nearby and whether
they are likely to be affected by your proposais

Having referred to the guidance notes, is there a reasonable
likelihood of the following being affected adversely or conserved
and enhanced within the application site, or on land adjacent to
or near the application site?

a) Protected and priority species; -
D Yes, on the development site
D Yes, on land adjacent to or near the proposed development

[ No

b} Designated sites, important habitats or other blodiversity
features:

[] Yes, onthe development site
D Yes, on land adjacent to or near the proposed develcpment

M o
c) Features of geological conservation importance:

[ ] Yes, on the development site
|:| Yes, on land adjacent to or near the proposed development

vV No
.,

To assist in answering the following questions refer to the guidance

(14, Existing Use
Piease describe the current use of the site:

At Rethu. SHeP

Is the site currently vacar? [] Yes [E’No
if Yes, please describe the last use of the site;

When did this use end (if known)?
DDMMAYYYY f

{date where known may be approximate)

Does the proposzl involve any of the following?
If yes, you wiil need to submit an appropriate contamination
assessment with your application

Land which is known to be contaminated? [ ]ves /] No

Land where contamination is
suspected for all or part of the site? D Yes M No

A proposed use that would

be particularly vuinerable
to the presence of contamination? [ ves No

1\ )

(15. Trees and Hedges

Are there trees or hedges on the
proposed development site? (] Yes [/ No

And/or: Are there trees or hedges on land adjacent to the
proposed davelopment site that could infiuence the
development or might be important as part

of the local landscape character? ] Yes EZ] No
If Yes to either or both of the above, you may reed to provide a full
Tree Survey, at the discretion of your foca! planning authority. If a
Tree Survey is required, this and the accompanying plan should be
submitted alongside your application. Your lecal planning
authority should make clear on its website what the survey should

 construction - Recommendations’,

contain, in accordance with the current 'BS5837: Trees in relation to

a2

16. Trade Efffuent
Does the proposal involve the need to )
dispose of trade effluents or waste? [ ] Yes m No
if Yes, please describe the nature, volume and means of disposal
of trade effluents or waste

J A\ J

$Date: 2010-08-10 #S SRevision: 2093 5
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| ouise Blatchford

From; BMadge224@aol com

Sent: 07 July 2011 08:11

To: Louise Blatchford

Ce: BenP@caffenero.com; aidasj@caffenero com; tain@cobaltcommunications co uk
Subject: e: Out of Office AutoReply: Planning application - 27-29 Castle Street, Ciit .

Follow Up Flag: Follow up

Flag Status: Red

Attachments: CLITHERO NERO CHANGE OF USE HERITAGE STATEMENT doc; existing1stfloor. pdf:
existing2ndfl pdf

dear Louise

Further to our emails please find aftached the requested informaticn (save the refuse/waste details
which will follow later this morning)

| would stress this application seeks permission for use only. All the physical works are subject of
companion applications submitted by Cobalt {as referred to in Heritage Statement). Attached are;

1. Upper Floor plans
2. A heritage statement as far as it applies to use issue and should be read in conjunction with the

heritage statements supporting the Cobalt applications for the physical changes

The surface water disposal will remain as existing

It seems fo me that the location plan submitted with the change of use application is consistent with the
plan submitted by Cobalt on 1/7/11

| trust therefore that on submission of the waste details the application can be validated

Regards
Brian
Brian Madge, BA, MA, MRTP!

Brian Madge Lid
020 8642 8753 & 0797 3313025 bmadge224@aci.com

07/07/2011



(17. Residential Units (Including Conversion)
Does your proposal include the gain, loss or change of use of residential units?

If Yes, please compiete details of the changes in the tables below:

[]Yes

] Ne

2SN

Proposed Housing

Existing Housing

Market Not Number of Bedrooms Total|{| Market Not Number of Bedrooms Total
Housing known 2 | 3 | 4+ [Unknown Housing known 2 | 3 | 4+ jUnknown
Houses M Houses O
Flats and maisonettes| [} Flats and maisonettes| [
Live-work units & Live-work units O
Cluster flats £] Cluster flats ]
Sheltered housing 1 Sheltered housing [
Bedsit/studios 0 Bedsit/studios O
Unknown type il Unknown type O
Totals{fg+b+c+d+e+f+gl= Totals (g+b+c+d+e+f+gl=
Social Rented ) :lqoc\j:r . Nuzmbera of Bﬁro&r‘nk; — Total Social Rented ano?,: . Nuzmber3 of B:irog:;; — Total
Housas O I Houses [l
Flats and maisonettes{ {1 Flats and maisonettes] [}
Live-work units O Live-work units ]
Cluster flats - Cluster flats &
Sheltered housing d Sheltered housing O
Bedsit/studios 1 Bedsit/studios O
Unknown type [ Unknown type O
Totals(a+b+c+d+etfigl= Totals (@a+b+c+dre+figl=
intermediate krl:}c?\:rn Nuzmbe;of B:froljﬁiown Totall jntermediate kriqo?,\tm N uzmbersof Bi‘: mt?r?:c;owra Total
Houses O Houses 1
Flats and maisonettes| [} Flats and maisonettes| [
Live-work units 1 Il Live-work units 1
Cluster flats ] Cluster flats )
Sheltered housing O Sheltered housing O
Bedsit/studios 1 Bedsit/studios |
Unknown type O Unknown type O
Totals(@+b+c+d+etf+gl= Totals(a+btc+dte+f+g) =
Key worker krli\loo\Ir 0 Nuzv'nber3 of B:Srog;?; — Total Key worker ) riq:mt: ] Nuzrm:;er3 of B:Smg:r(i — Total
Houses O Houses []
Flats and maisonettes| [] Flats and malsonettes| [J
Live-wark units O Live-work units 4
Cluster flats O Cluster flats [
Sheltered housing O Sheltered housing e
Bedsit/studios ] Badsit/studios |
Unknown type il Unknown type O
Totals(at btctd+e+fegl= Totals (d+b+c+d+e+f+g)=

Total proposed residential units (A +8+C+0D)= }

| Total existing residential units (E+F+G+Hi= |

L

TOTAL NET GAIN or LOSS of RESIDENTIAL UNITS (Proposed Housing Grand Total - Existing Housing Grand Toml)E

”

SDarex 201G-03-10 §$ SHevision: 2099 5
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(18. All Types of Development: Non-residential Floorspace

Does your proposal involve the loss, gain or change of use of non-residential floorspace?

@'Yes

DNO

If you have answered Yes to the question above please add details in the following table:
£ Existing gross | Gross internal floorspace | Total gross internal Net additional gross
o] internal to be lost by changeof | floorspace proposed internal floorspace
Use class/type of use R . . : .
5| floorspace use or demalition (including change of following developrnent
2 o (square metres} (square metres) use){square metres} {square metres)
Al Shaps ]
Nettadablearea: 1 []| {8 { BC
Financiaf and
A2 professional servicas .
A3 | Restaurantsand cafes | [ ]
A4  |Drinking establishments| [
AS Hot food takeaways | [ ]
B1(a) | Offlce {otherthanA2) | []
Research and
B1 (b) development O
B1 (c) Light industrial ]
B2 General industrial | [
B8 | Storage or distribution | [
Hotels and halls of
< residence 0
C2 | Residential instlitutions | []
Non-residential
D institutions [
D2 Assembly and leisure | [
OTHER A /a3 0 \BO o
Please v M
Specify
Tota 190 i 8O IO O
in addition, for hotels, residential institutions and hostels, please additionally indicate the loss or gain of rooms .
Use Not Existing rooms to be |lost by change | Total rooms proposed (including i
class | \YPeofuse |, icable of use or demolition changes of use) Net additional rooms
C1 Hotels 1
Residential .
Q2 | nstitutions | L
OTHER . /
Please ~
Specify O
(19. Employment A
Please complete the following information regarding employees:
. . Total full-time
Fuli-time Part-time equivalent
Existing employees
Proposed amployees 1 o H
\. '/
(20, Hours of Opening h
Please state the hours of opening for each non-residential use proposed:
. : ‘ Sunday and
Use ~ Monday to Friday Saturday Bank Holidays Not known 7
dam - Qfam Jam - ‘:omqo.m - bem
i i
L /
(21, Site Area h
Please state the site area in hectares (ha) | O. 00
J
~ $Dataz 2010-09-10 48 SRevision: 2999 &




G 540 f ’;3 qn w
(22. Industrial or Commercial Processes and Machinery JLUTEURL I
Flease describe the activities and processes which would
be carried out on the site and the end products including
plant, ventifaticn or air conditioning. Piease include the
type of machinery which may be installed on site;
Is the proposal a waste management development? | | Yes []No
If the answer is Yes, please complete the following table:
21 The total capacity of the void In cubic metres, . .
3| including engineering surcharge and making no Max;mgﬁt ?jnr:::a}:‘otgi?etssonal
% allowance for cover or restoration materfal {or (or Iitregs i?li : id waste)
24 tonnes if solid waste or litres if liquid waste) o quid waste
Inert landfill [
Non-hazardous landfili ]
Hazardous landfill !
Energy from waste incineration ]
Other incineration ]
Landfill gas generation plant M
Pyrolysis/gasification I:l
Meta! recycling site ] i
Transfer stations J f,f--’f
Material recovery/recycling facilities (MRFs)| [ ] f,x"f
Household civic amenity sites ] f,/
Open windrow composting !j,f i
In-vessel composting ﬂ
Anaercbic digestion ]
Any combined mechanical, biclogical apd/ ]
or thermal treatment (MB
Sewage treatment works ]
Other treatment U
Recycling facilities construction, demolition O
and excavation was
Storage of wast, ]
Other waste manaﬁement ]
Other deveiop{nents O
Please provide the max}lfnum annual operationat throughput of the following waste streams:
Municipal
Construction, demelition and excavation i
Commercial and industrial
Hazardous
If this is a landfiil application you will need to provide further Information before your application can be determined Your waste
\_Planning authotity should make ciear what information it requires on its website. )
I =
23. Hazardous Substances
Does the proposal involve the use or storage of any of
the following materials in the guantities stated below? D Yes D No D Not applicable
If Yes, please provide the amount of each substance that is involved:
Acrylonitrile {fonnes) D Ethylene oxide {tonnes) ‘:} Phosgene (tannes) ]
Ammonia (tonnes) l:l Hydroggnr{j;énide {tonnes) I::] Sulphur dioxide (tonnes) :
Bromine (tonnes} E:I iguid oxygen {tonnes} :’ Flour ftonnes) E
Chlorine tonnes} :} iquid petroleum gas (tonnes) I:] Refined white sugar {tonnes) i:
Other: / W Other: L |
.
LAmoun‘z (tonnesk l / I Amount (tonnes); l
Z »

[4 $Date: 2010-09-10 25 SRevision: 20995
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(24, Ownership Certificates

which the application refates
Signed - Applicant;

One Certificate A, B, C, or D, must be completed, together with the Agricultural Holdings Certificate with this application form

CERTIFICATE OF OWNERSHIP - CERTIFICATEA

Town and Countty Piahning (Development Management Procedure} (England} Order 2610 Certificate under Article 12
| centify/The applicant certifies that on the day 21 days before the date of this gpplication nobedy except myself/ the applicant was the

owner {owner is g person with a freehoid interest or leasehold interest with at jeast 7 years feft to run) of any part of the land or building to
- Agent:

Orsi

Date (DD/MM/YYYY:

Ps

L

CERTIFICATE OF OWNERSHIP - CERTIFICATEB

Town and Country Planning {Development Management Procedure) (England) Order 2010 Certificate under Article 12
I certify/ The applicant certifies that t have/the applicant has given the requisite notice to everyone else {as listed below) who, on the day
21 days before the date of this application, was the owner (owner is a person with a freehiold interest or leasehold interest with at least 7 yvears

feft to run) of any part of the land or building to which this application relates

Name of Owner Address Date Notice Served

DerTavIEWw Homes [TURNER Foud Famm, Bitbic DROW,

LT O4--Clo- 20\

. CHAMGLEY, Ne. Cutnerce, Laves.

BT 3w

Signed - Applicant: Or s{Med - F\g‘(:nt:l /f Date (DD/MM/YYYY):

i
O4-.0b . 201

Pa Ve @l
{f e

L il P

| certify/ The applicant certifies that:
[ ]

been unable to do so
The steps taken were:

CERTIFICATE OF OWNERSHIP - CERTIFICATEC

Town and Country Planning (Development Management Procedure} (England) Order 2010 Certificate under Article 12

. Neither Certificate A or B can be issued for this application
All reasonable steps have been taken to find out the names and addresses of the other owners (owner is a person with g freehold

interest or leasehold interest with at least 7 years left to run Jof the land or building, or of a part of it, but | have/ the applicant has

Name of Owner

Address

Date Notice Served

L

/

Notice of the application has been published in thgffollowing newspaper
{circulating in the area where the land is situateglft

Onthe fo}]owingf;
than 21 days be

date (which must not be earlier
ore the date of the application):

7 |

Signed - Applicant:

Or signed - Agent:

Date {DD/MM/YYYY):

1 J

SDates 206009-20 25 SRevislon 2399
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(24, Ownership Certificates (continued)
CERTIFICATE OF OWNERSHIP - CERTIFICATED
Town and Country Planning (Development Management Procedure} (England) Order 2010 Certificate under Article 12

| certify/ The applicant certifies that:

. Certificate A cannot be issued for this application

. All reasonable steps have been taken to find out the names and addresses of everyone else who, on the day 21 days before the
date of this application, was the owner fowner s a person with a freehold interest or feasehold interest with at least 7 years fefttorun)

of any part of the land to which this application refates, but | have/ the applicant has been unable to do sc
The steps taken were:

e
yd

Notice of the application has been published In the following n%er On the following date {which must not be earlier

{circulating in the area where the land is situated): than 21 days before the date of the application):

Signed - Applicant: / Or signed - Agent: Date {DD/MM/YYYY):
.
( 25. Agricultural Land Declaration

AGRICULTURAL LAND DECLARATION
Town and Country Planning (Development Management Procedure} (England) Order 2010 Certificate under Article 12
Agricultural Land Declaration - You Must Complete Either Aor B
{A) None of the land to which the application relates is, or is pagt £f, an ghricultura) holding
Signed - Applicant: Or sined JAflent; Date (DD/MM/YYYY):

4,\[/ LA Q.0 - 20K

o bl J
(B | have/ The applicant has given the requisite notice to evéffperso other thdn myself/ the applicant who, on the day 21 days
before the date of this application, was a tenant of an agricultural holding on all or part of the and to which this application relates,

as listed below:
Name of Tenant Address Date Notice Served

d

pd
/

Signed - Applicant: / Or signed - Agent: Date {DD/MM/YYYY):

\

p
26. Planning Application Requirements - Checklist

Please read the following checklist to make sure you have sent all the information in support of your proposal Failure to submit all

infarmation required will result in your application being deemed invalid It will not be considered vaiid until all information required by

the Local Planning Authority has been submitted

The original and 3 copies of a completed and dated The cotrect fee: V.4

application form: @,

The original and 3 copies of a design and access statement,

The original and 3 copies of the plan which identifies if required (see help text and guidance notes for details):
the land to which the application relates drawn to an 7
identified scale and showing the direction of North: The original and 3 copies of the completed, dated
Ownership Certificate (A, B, C, or D - as applicable): ¥4
The original and 3 copies of other plans and drawings or
information necessary to describe the subject of the application: Bf The original and 3 copies of the completed, dated
Article 12 Certificate (Agricultural Holdings}: |IZ

o’

\

SDate:; 2050-09- 1045 SRevision: 28995
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information

(27, Declaration /
|/we hereby apply for planning permission/consent as deécribed [v

this form and the accompanying plans/drawings and additional

Signed - Applicant: Or sighed - Aggnt: J Date (DD/MMAYYYY):
. | (date cannot be
A OQ---O& - 2O pre-apph’catlon}J
\ FLV.4 i Wi A |
£ Z3 3
(28. Applicant Contact Details 29. Agent Contact Details
Tetephone numbers Telephone numbers
: Extension Extension
Country code:  National numben: number: Country code:  National number: number:
_ 00 B b2 BTS3
Country code:  Mobile number (optional): Country code:  Mobile number (optional):
Countrycode:  Fax number (optional): Country code:  Fax number {optional):
Emall address Eopﬁcnal): Email address (optional): N
mea.dge,a'a.q- @ aol.com 1
. " B s

\.

(30. site Visit
Can the site be seen from a public road, public footpath, bridleway or other public land? Q’Yes

If the planning authority needs to make an appointment to carry
out a site visit, whom should they contact? {Please select oniy one)

If Other has been selected, please provide:

Contact name:

m Agent

[_] Applicant

Telephone number:

~

[Ine

I:I Other (if different from the
agent/appiicant's detalls)

Emall addrass:;

$Date; 2010-0% 10 #5 SRevision, 2999 %




Caffe Nero, Clitheroe

3201104

27-29 High Street, Clitherce




Development Control
Ribble Valley Borough Council

320110429p

Lancashire,
BB7 2RA

4" Jjune 2011

Dear SirfMadam,

The Town and Country Planning Act 1990 (as amended)
Caffe Nero at 27-29, Castle Street, Clitheroe, Lancashire, BB7 2BT
Change of use of the ground floor to a mixed A1/A3 Use

Please find enclosed the planning application for the above. It includes:

1 The application form

2, A site plan

3 A floor plan/details of the premises prepared by Bedrock Designs
Consultants Ltd

4. This letter/planning statement addressing the policy, planning,
design and access issues

5 The statutory fee

The proposal is to authorise the change of use of the ground floor of the
premises to a mixed A1/A3 use.

The nature of the use is both to serve coffees for consumption on the
premises and for sales off the site. Hence the mixed A1/A3 use Caffé Nero
has over 400 premises operating across the country, the majority of which are
accepted as either A1 or mixed A1/A3 uses. The Changes of Use of Buildings
and Land; Circular 03/2005, confirms in paragraph 36 that such premises can
be mixed uses.

The sale of coffee for consumption both on and off the premises accounts for
60% of the company turnover. Other cold drinks account for 10%, sandwiches
15% and cold food 15% A small proportion of food is reheated but no primary
cooking occurs

Where it has been necessary to pursue matters related to this company and
the mixed use definition through the appeal process, the Planning
inspectorate have consistently found the nature of the use to be mixed A1/A3.
Moreover, the appeal decisions have also consistently found the uses to be
appropriate for shopping areas irrespective of primary or secondary location

elephone (020)-8642-8753 - Mobile 0797-3913-025 - E-Mail Bmadge224®@aol.com

egisterad in England No. 4423827
Al reg: 782 3102 47
i Director: Brian Madge BA MA. MRTFI, .
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The use operates during retail hours providing an opportunity for customers to
relax without the need to resort to other alcohol related premises.

In planning terms the use being mixed A1/A3 does not fit easily into many
planning policies. There is a mix between take-out (similar to a sahdwich bar
or bakers) and eat-in business. To retain the appropriate character for retail
areas other Councils have imposed conditions regarding the use being mixed:
opening hours (as may be agreed), no primary cooking on the premises and
no alcohol sales. Notwithstanding the last changes to the Use Classes Order
these conditions prevent the use changing to that less appropriate for a
shopping area

Turning to the specifics of Clitheroe customer visits are predicted o be lilely
to be up to 2000 per week. At this stage the likely split between the A1 and
A3 elements is a prediction based on the performance of other similar stores.
Caffe Nero anticipates that up to 25% of the trade will be A1 and 75% will be
A3 although the precise figure will not be known until trading is fully
established. Accordingly we anticipate up to 500 customers of the A1 element
per week. A number of inspectors have specifically noted that a pure A1 use
of this floorspace in this type of town would not generate this [evel of activity.
The use will thus attract customers to this part of the town.

The Council has yet to adopt its Core Strategy and thus the local plan
remains the key planning policy document albeit it may be considered out of
date having been adopted in 1998. The key policy applicable to this proposal
is S3 which addresses the primary shopping frontage. It states;

POLICY 53

Within the principal shopping frontage of Clitheroe, as defined on the
Proposals Map, the only new uses considered appropriate at ground
floor level will be uses included in Class Al of the Town and Country
Planning (Use Classes) Order 1987 and use for the sale of food or drink
for consumption on the premises other than in exceptional
circumstances where there would be no material adverse effect to the
character of the frontage, general amenity or highway safety.

The supporting text at paragraph 9.2.12 is clear that “ This policy alfows the
change of use of properties to cafes and resfaurants subject to the provisions
of Policy G1 of this plan, however, the sale of take-away foods is restricted ”
The proposed use is not a take away food outlet

Notwithstanding the above, the policy is not easily applied as Caffe Nero is a
mixed A1/A3 use and the A1 element alone could attract around 500
customers per week. Additionally the use has consistently been found, in all
studies and decisions to date, to add to the vitality and viability of the centre.

The use is non-alcohol based operating largely in normal retail hours; it would
thus have no impact outside those times. Residential amenity would therefore
remain unharmed. Parking in the area would remain as currently exists
largely based on the existing public car parks.

The introduction of Caffe Nero to this site draws customers to this location, to
the benefit of existing nearby retail premises. A mixed A1/A3 use would be



appropriate to a Primary Shopping Area by providing a continuous flow of
customers. This would maintain vitality and an active frontage .

Given the character of the premises, this part of Clitheroe and that simitar
branches of Caffé Nero attract up to 3000 customers per week (in peak
weeks), we would contend this mixed use adds significantly to the
attractiveness of this part of the town centre. Both Inspectors and other Local
. Planning Authorities are consistently agreed this use adds to vitality and
viability of the centre in question. The significant A1 element (which is likely to
amount to up to 500 visits) will draw customers to this part of the street
enhancing its viability. Moreover it adds to the atiractiveness of the centre by
encouraging customers to make longer visits to the shopping centre.
Countrywide surveys of Caffé Nero premises show that over 56% of their
customers visit more than once a week and 68% of customers plan to visit the
premises. It has also been confirmed that more people visit that part of the
relevant street after a Caffé Nero has opened, enhancing the opportunities of
the neighbouring shops.

Caffé Nero combines shopping with a sit-in cafe and therefore provides an A3
use as an addition to A1 use. The site is well placed for town centre parking
and does not adversely affect residential amenities. There is no need for any
extract ducting refated to cooking as no primary cooking is involved.

Many Councils accept the use to be A1 and thus changes of use do not arise.
Indeed planning applications have been sought in only 85 of the 410 stores.

Other Councils see the use as mixed A1/A3 and appropriate to shopping
areas, irrespective of their status. A few Councils have initially concluded that
the use is A3. However all of these Councils have either lost this issue upon
appeal or withdrawn their position in the lead-in to a public inquiry. In part the
nature of the use depends upon how the particular store trades. Whilst each
Caffe Nero provides the same offer in all of its stores the extent of eat-in (A3)
and eat-out (A1) varies considerably

Coffee shops form a part of the jigsaw that make up people’s minds to visit
particular centres. Few retailers will on their own form the basis of a decision
to visit a town, it is the combinations of retailers that create the strength of a
centre. The increasing amount of ‘shopping as leisure’ requires there to be
high quality places for shoppers to take a break. Additionally, the extent of
take-out trade varies between units. it is particularly relevant to a town such
as Clitheroe which has a strong tourist trade.

Since the Company began trading, only ten stores (less than 3%) have had
planning permission refused and/or enforcement action taken Nine of these
cases have been won on appeal (Chiswick (2002), Morningside (2005),
Winchester (2004), Sevenoaks (2006), Sidcup (2007), Harpenden (2007),
Duiwich (2008) and most recently planning permission was granted at Rugby
(9™ September 2008) and Bishops Stortford (17" November 2008). | have
commented upon the two most recent decisions.

At Rugby the Inspector evaluated the appeal in similar terms to those
previously decided noting (decision dated 9" September 2008; ref;
APP/E3715/C/07/2062333):
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The appeal premises fall within Rugby’s Primary Shopping Area as

the Local Plan. Policy TCR1 of the Local Plan provides that, within the
Primary Shopping Area, development will be permitted only where the
ground-floor use is to be exclusively for retail purposes falfing within Use
Class A1. It is common ground between the parties that the current mixed use
of the appeal premises is contrary to this policy. | also concur with that view.

The reasoned justification for Policy TCR1 explains that if is essential that
retail uses should remain concentrated, as this will assist the vitality and
viability of the fown centre. If points out that there is a risk that the introduction
of other uses into the Primary Shopping Area will weaken the affraction of
Rugby as a retail centre.

However, there is no firm evidence that the introduction of Caffé Nero has
had such an effect (my underlining). This coffee bar is open for business
from 08:00 hours to 18.00 hours on weekdays and Saturdays, with slightly
reduced frading hours on Sundays. It is therefore open during normal
shopping hours A survey commissioned by the appelfants reveals that it
aftracted some 598 customers during the 2-day survey period (Wednesday
18 June and Saturday 21 June 2008). This was substantially higher than the
inflow of customers to any of the neighbouring shops that were surveyed

In a questionnaire survey commissioned by the appellants, 280 customers
using the Rugby Caffé Nero were asked the main purpose of their visit to the
town centre. “Shopping” was the most common answer, given by 39% of
respondents. A further 24% indicated that they would be shopping while in the
town centre, although this was not the main purpose of their visit. This
suggests that well over 60% of the respondents would be visiting shops in the
fown centre on their present trip. Other reasons for customers’ visits to the
town centre included for work purposes, to meet friends, and fo use various
non-retail services. Some 17% of those surveyed indicated that the main
purpose of their trip to the fown centre was fo visit Caffé Nero itself

This sugqgests to me that Caffé Nero contributes to the commercial success of
Rugby’s central shopping area. It attracts substantial numbers of customers
during normal shopping hours, and most of those customers spend money in
other town centre shops. It is clearly a popular facility. Over 1,200 people
have signed a pelition to the effect that it is an asset to the fown centre it
appears that, for many people, Caffé Nero enhances the quality of the fown
centre.

The most recent appeal cutcome is at Bishops Stortford. The general thrust of
that decision is entirely consistent with the other appeals The Inspector (at
Bishops Stortford) commented that the Council's retail study, albeit quite
recent {2007), was now out of date He noted in paragraph 11;

11 However, at the Inquiry the Council were able to confirm when the study
was written but not the dafe when the data was collected. | have no reason,
given the current economic climate, to dispute the professional experience of
the appellant’s planning witness, whose view was that demand currently is
likely to be lower. Moreover, the Council agreed that the data coflected did not
address what size A1 units that demand was for and there was some
duplication in the data coflected. Therefore, | find the Council’s view on retail
demand would nof reflect the current position.
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Copies of any of the appeal decisions and/or Caffé Nero’s proofs and surveys
in each of these cases can be made available to you if you wish

The one unsuccessful appeal at Epping is interesting in that the Council,
following the decision, invited Caffe Nero to re-submit the planning application
as they believed, on reflection, that the use enhanced the town centre and
moreover its loss would be damaging to the vitality and viability. They have
subsequently granted planning permission.

Caffé Nero has consistently demonstrated that the use adds to the viability
and vitality of all these shopping locations. We would suggest that given the
location, with particular regard to the extent of ground floor A1 emphasis, the
proposal meets the policy tests in not harming the centre and indeed will add
to its attractiveness.

PPS 4 promotes flexibility and it applies to retail and leisure developments.
The guidance acknowledges that planning policy should be flexible, in order
that it can respond to market signais. The Government therefore encourages
authorities to recognise the needs of business and changing market
conditions. They should be flexible enough to be responsive to a changing
economy or new business requirements. To achieve this, Local Planning
Authorities should, amongst other things, promote competitive town centre
environments and provide consumer choice by supporting a diverse range of
uses which appeal to a wide range of age and social groups, ensuring that
these are distributed throughout the centre. The underlying theme is that
Local Planning Authorities should adopt a positive and constructive approach
towards planning applications for economic development. Planning
applications that secure sustainable economic growth should be treated
favourably. Caffe Nero sustains employment which has been shown to be
resistant to the fluctuations of the market in the latest recession and in all
centres has become a long term feature of the retail environment. By locating
in the town centre the development is accessible by a choice of transport
means including walking, cycling, public transport and the car. The PPS
requires attention to be given to local employment,

During the past three years national economic conditions have markedly
deteriorated. it is clear that a number of financial institutions will merge
creating vacancies in the High Street Moreover a number of retailers have
closed including Woolworths, some Marks and Spencer's, Zawvi, USC,
Officers Club, Fads, The Pier, MK One, Adams, Winerack and Threshers.
This trend continues and a number of other major and local retailers are in
administration and others are likely to follow. It is widely accepted that a
number of major retailers have serious financial difficulties threatening their
longevity. Independent retailers have equal problems. This will create greater
vacancies in the foreseeable future. Experian in January 2009 predicted
135,000 empty retail premises by the end of that year which equals one in
every seven shops. [t is well documented that vacancies in a High Street can
decrease its attractiveness and harm its retail function By contrast Caffé
Nero is trading across the country at a consistent level and increases the
attractiveness of town centres.

Further research by the Local Data Company in July 2009 shows that the
above prediction is being exceeded in some towns with actual vacancies
reaching one in five shops. The report notes:;
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The number of vacant shops on the high street has more than doubled in the
past year, according to a report, reflecting the savage effects of the recession
on retailers. David Frost, director-general of the British Chambers of '
Commerce, said: “Vibrant town centres are at the heart of prosperous
communities The holes in the high street are knocking confidence.”

The British Property Federation report of 30" July 2009 underpins the FT
article. Liz Peace, BPF chief executive noted:

The number of empty stiops across England and Wales has risen from 4.5%
fo 12% a year ago according to a comprehensive researched report by the
Local Data Company that covers every area of the country

The BPF wants the complete scrapping of empty property rates (EPR) as well
as re-think on changing the planning use of buildings to enable empty shops
to be more efficiently used for non-retail pursuits.

The Local Data Company survey is unequivocal evidence of how badly the
property and retail sectors have been hit and demonstrates clearly how the
situation has worsened since the govemment brought in EPR in Aprif 2008.
The report was carried out across over 700 town centres and is the most in-
depth of its kind.

“We need to encourage a review of change of uses as it’s pointless having

shops stand empty because planners have some vision of resuscitating high
streets back to the bustling 1930s. We're in a very sharp downturn and while
these things do happen in cycles, this is the first time that a recession has
occeurred with infemet sales at such a high point. It means local authorities wil
have fo be much more flexible about building uses in high streets. It can’t now
all be about shopping and will have to include mors services and leisure as
the mix of shops declings.” (my underfining)

Turning to the specifics of Clitheroe, the Ribble Valley Employment and Retail
Survey 2008 notes that whilst Clitheroe has retail economy in the Ribble
Valley it is showing signs of decline with retailers reporting a fall in shopper
numbers and a decline in trade. This report predates the worst effects of the
credit crunch and the recession. The report formed the basis of Clitheroe
Town Centre Masterplan reported to the Planning and Development
Committee in 2010. One of the ambitions is to trigger investment and attract
new people and activities, and change the way in which people think about
Clitheroe as a piace to be and visit. Caffe Nero helps to achieve this ambition.

Trading conditions in 2011 remain as difficult as the preceding three years
with as recently as this month recognised retailers such as HMV, Dixons,
Halfords and Carpetright warning of the possible consequences of the
challenging conditions. Mothercare, Oddbins, 02, Waterstones and Dixons
have warned of possible store closures. On this particular site Martin’s have
ceased trading. By contrast Caffé Nero is trading across the country at a
consistent level and increases the attractiveness of town centres. As noted
above Caffe Nero have proved to be resistant to such economic down turns
and has become a long asset to many towns not only providing facilities for
shoppers but aiso local jobs.



ACCESS CONSIDERATIONS

The proposal complies with Part M of the Building regutation with level access
and appropriate services on the ground floor A disabled persons WC is
provided. The access ailows the buildings to have flexibility to meet future
changing needs. Furniture such as tables and seating is noted not to be fixed
thus alfowing rearrangement to meet the needs of all sections of the
community. The site is centrally located in the town centre. it is an accessible
location where such uses are promoted. The centre is well served by buses.

The applicant will accept appropriate regulatory conditions It is our view that
the proposal meets the requirements of the local plan and your detailed
design criteria. Accordingly we would ask you therefore to give this
appiication your favourable recommendation. If there are any matters that you
would like clarified please do not hesitate to contact me.

Ypurs Jincerely

rian Madge
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This heritage statement applies only fo the change of use application. The application
does not seek consent for any physical alteration just the use. The physical changes
to the building are subject of separate applications submitted by Cobalt on behalf of
Caffe Nero. These applications are registered under references, 11/0295, 6 and 8.

The property is located at 27-29 Castle Street (on the north-west side), Clitheroe,
Lancashire, BB7 2BT. It is set within a Conservation Area and is Grade 2 Listed. It is
described on the Ribble Valley website as being early 19™ century Gothic style with 3
storeys, rendered and moulded eaves comice. It has 2 windows: 1 is modern
casements, and 1 hung sash with glazing bars and rectangular dripmoulds. The
shopfront is modern. It has most recently been used as a newsagents.

No demolition work will be undertaken. It is proposed to carefully strip out the existing
ground floor fixtures and fittings and prepare for refit as a coffee shop using stud
work and plasterboard. The front doors are to be replaced and the existing shop
front made good, with decorating as appropriate. New signage is to be applied to the
existing fascia. Condenser units are to be installed to the rear of the building and
fixed to the new internal services.

There will be no alteration to the frontage of the building other than replacement of
the front doors, new signage, making good and decoration as appropriate to the
ground floor. The upper fioors of the building have architectural interest but the
proposals do not include any use of or changes to these fioors. The proposal only
relates to the interior of the ground floor, the rear and the frontage of the shop.

Details of architectural or historical interest in the interior of the ground floor have
been removed by previous occupants. It currently has painted plasterboard, tiled
flooring and boxed in pipework and ducting. The proposal does not include any
structural alterations so there will be no detrimental impact on the building internally
or externally, or to any features of architectural significance.

The existing shopfront is to be retained, repaired and redecorated with colours which
are sympathetic to the location and reflect the company brand. The changes will
have no permanent affect on the fabric of the building or its architectural or historic
inferest.

As noted in the supporting statement to the application the use does not involve any
primary cooking and thus issues of fumesfsmell do not arise and therefore this has
no impact on the Conservation Area  Similarly the use operates broadly normal shop
hours with no evening activity nor any sales of alcohol. As such the use will have less
impact on the Conservation Area than the former retail use which was uncontroiled in
terms of hours of operation.

Brian Madge, BA, MA, MRTPI
Brian Madge Ltd
20 Westmead Road,
-Sutton, ST 4JT
020 8642 8753 & 0797 3913025

bmadge224@acl.com
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