
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT/MN

	Application No: 
	3/2005/0601/P

	Development Proposed:
	Change of use from a vacant hairdresser shop to a hot food takeaway at 9 Whalley Road, Wilpshire

	CONSULTATIONS: Parish/Town Council

	Parish Council – Wilpshire Parish Council objects to the proposal for the following reasons. 

· Smell created by a takeaway will be detrimental to the amenity of the neighbourhood.

· Lack of parking in the immediate vicinity.

· Detrimental impact on highway safety by people parking in the street.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environmental Health Officer  - No objections subject to the submission of suitable plans for the kitchen and the relevant conditions being imposed on the site.

Environment Directorate (County Surveyor) – He is recommending this application for refusal due to the total lack of safe off-street parking and the problems that additional on-street parking would create in such close proximity to the traffic signals and other site accesses.  The proposed parking area is not visible to passing motorists and increased use of the single track access will create additional problems with vehicles having to reverse clear of opposing traffic and possibly back into the classified road A666.  This access also has extremely restricted visibility due to the property being located directly at the back of the footway and other cars parking outside neighbouring properties along the road edge.  Therefore, in the interests of highway safety and good highway planning it is strongly recommended that this application be refused.  There are two planning appeal decisions supporting the above, and the planning application reference numbers are applications 3/74/0889 and 3/97/0199, both of which are still relevant today.



	CONSULTATIONS: Nearby Residents

	There have been 14 letters of representation received, and a petition has been received, all of them objecting to the proposed hot food takeaway for the following reasons.

· Limited parking at the site.

· The building is approximately 40m from the traffic light junction at the Wilpshire Hotel, and due to the double yellow lines running from there up to outside the shop, any vehicles parking to visit the takeaway will cause serious implications from a highway safety point of view.

· There is insufficient vision left/right when leaving the proposed car park area.

· An increase in noise will be generated by vehicles/pedestrians visiting the new takeaway late at night.

· Possible increase in anti-social behaviour by youths congregating.

· An increase in litter on the street may be created by the proposed takeaway.

· Grease and fat going into the drainage system may cause blockages.

· The smells and rubbish created by food production may attract vermin to the area.

· The loss of trees on the site will have detrimental affect on the amenity of the area.

· Property values may decrease as a result of this application being passed.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy S10 - Hot Food Take-aways.

Policy SPG - Hot Food Take-away Shops.

Policy T7 - Parking Provision.



	POLICY REASONS FOR REFUSAL:

	The proposal is considered contrary to Policies S10 and G8 of the Districtwide Local Plan and the provisions of the Council's adopted Supplementary Planning Guidance Note on hot food takeaways.  The use of this building in a predominantly residential area will introduce later hours of opening and consequent loss of residential amenity due to noise disturbance from customers visiting the site, slamming doors, starting engines etc., litter and problems due to cooking odours.

The proposal is contrary to Policy G1 of the Districtwide Local Plan in that it would lead to conditions to the detriment of highway safety.  This is due to the total lack of safe off-street parking, the problems that additional on-street parking would create in such close proximity to the traffic signals and other site accesses and the restricted visibility at the entrance to the proposed car park.



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

	The application seeks the change of use for a building previously used as a hairdressers to a hot food takeaway.  There are no external building works proposed, however, the applicant does intend to fell the trees to the rear of the property to create a car parking area for staff/customers.  The proposed hours of opening are Monday to Friday 4.30pm to 11.30pm; Saturdays 4.00pm to 12am; Sunday 4.00pm to 11.30pm and on bank holidays from 4.0pm to 11.0pm.  

The building in question is situated approximately 40m north of the traffic controlled Whalley Road/Ribchester Road/Hollowhead Lane junction.  Adjacent to the building on either side are a butchers shop, a post office and a pub.  Surrounding the building aside from these commercial properties are mainly residential properties.  

With regards to the planning policies relevant to the application, Policy S10 of the Districtwide Local Plan and the SPG Note – Hot Food Takeaways are most relevant when determining this application.  Both of these state that developments relating to a change of use to a hot food takeaway will normally be granted providing certain criteria are met.  In this instance, however, I do not consider that the proposal meets with the relevant criteria.  Having visited the site and with reference to the letters of objection received, it is considered that a hot food takeaway at this location on the street would have a significant affect on the residential amenity of the occupiers of the neighbouring dwellings due to the disamenity caused through cooking odours, late opening hours, the possible increase in litter and the possibility for cars parking on the road so close to a busy junction.

With regards to the car parking and servicing provision, the development is considered to be contrary to Policy in that there is a total lack of safe off-street parking and the problems that additional on-street parking would create in such close proximity to the traffic signals and other side accesses, will have a detrimental impact on highway safety in this vicinity.  The proposed parking area is not visible to passing motorists and increased use of the single track access will create additional problems with vehicles having to reverse clear of opposing traffic and possibly back into the classified road A666.  This access also has extremely restricted visibility to the property being located directly at the back of the footway and other cars parking outside neighbouring properties along the road edge.

Therefore, in the interests of highway safety and bearing in mind the above information and facts, and considering that the application is not in accordance with relevant policies, it is therefore recommended that this application be refused.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 20/07/2005





TELEPHONE CLLRS:  YES / NO
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