
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: MO/JS

	Application No: 
	3/2005/0702/P

	Development Proposed:
	Change of use from residential to A5 Hot Food Take-Away at 21 Waddington Road, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	Town Council – Objects to the application on the grounds that there will be a loss of residential property in the town centre.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – The proposed development is located between two existing take-aways and will further increase the demand for on-street parking along this main traffic route into the town centre.  Vehicles manoeuvring or being driven slowly whilst looking for a suitable place to stop would create additional hazard and increase the risk of accidents to the detriment of highway safety.  In addition, take-aways often lead to short term abuse of waiting restrictions that in this location would restrict the road to one way operation.  Therefore, in the interest of road safety and free flow of traffic it is recommended that this application be refused.

Clitheroe Civic Society – Object to the consolidation of commercial (in particular, hot food outlet) on a primary residential road on the periphery of the town centre.



	CONSULTATIONS: Nearby Residents

	Eight letters have been received in which the following objections are raised.

1.
The new take-away would take business away from other take-aways in the area resulting in devaluation of other take-away businesses.

2.
The proposal will exacerbate the existing parking problems for residents.

3.
Access problems.

4.
Noise, smells and litter problems for nearby residents in addition to existing take-aways.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy S10 - Hot Food Take-aways.

SPG- Hot Food Take-aways.



	POLICY REASONS FOR REFUSAL:

	Policies G1, S10 and SPG Hot Food Take-aways – detrimental to highway safety.



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

	This planning application seeks a change of use of the property from residential to a hot food take-away premises.  The property is a mid terraced dwelling situated between two existing take-aways with the remaining properties in the terrace in residential use.  There are also residential properties at the rear on St Mary’s Street.  The application building itself consists of two reception rooms and a kitchen extension at the rear with bedroom accommodation at first floor level.  Four staff would be employed at the premises.  No off road parking is to be provided so customer parking would be mainly along Waddington Road.


The main issues to consider are the impact of the change of use on nearby residential amenity and the effect on highway safety.  I consider that the addition of one further take-away between the two existing take-aways would not be significantly detrimental to residential amenity in terms of noise disturbance, litter, smells etc.  However, in terms of highway safety there are concerns about an additional take-away on this stretch of Waddington Road, without the provision of any off road parking facilities.  Paragraph 3.2(b) of the adopted SPG states that “it is important to ensure that any property (for take-away use) is not located in a situation where the use would cause interference to the free or safe flow of traffic, or where parking restrictions would cause customers to park in nearby residential streets thereby resulting in an adverse impact on residential amenity”.  Policy S10 of the Local Plan goes further in that “planning permission for the sale of hot food goods within residential areas or where on-street parking is likely to cause unacceptable highway problems, will not normally be granted”.  Waddington Road is a main route into and out of town, there are few parking spaces on road and no off road spaces in the immediate area and there are waiting restrictions in place.  The County Surveyor has observed that a further take-away in this location would restrict the free flow of traffic due to vehicles manoeuvring or vehicles being driven slowly while looking for a suitable place, and has also raised concerns about the abuse of waiting restrictions.  There are already parking problems in the area due to the two take-aways and a bicycle shop and the proposal would worsen this situation.


Therefore, in the interest of highway safety, it is recommended that the proposal be resisted.



	RECOMMENDATION: That planning permission be refused.


DATE INSPECTED: 25 AUG 05





TELEPHONE CLLRS:  NO














