
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT/EL

	Application No: 
	3/2005/1054/P

	Development Proposed:
	Application for change of use from a residential dwelling to a hot food takeaway. A KFC style outlet with first floor storage facilities at 49 Whalley Road, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town Council - Objects to the application on the ground that a residential property will be lost in the Town Centre.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environmental Health Officer -
 No objections subject to the relevant conditions being imposed on the site regarding filtration systems, extraction fans, grease traps and waste/refuse storage areas.

County Surveyor –
Shops for the sale of hot food to take away generally have a far greater attraction for passing motorists than most other kinds of shop. Therefore it is considered that the proposed development would lead to an increase in the attraction of vehicles to the site where adequate off street parking and servicing is not available. Such an increase would lead to additional parking, servicing and manoeuvring of vehicles on Whalley Road in close proximity to a highway junction to the detriment of road safety and the free flow of traffic along this busy principal route to and from Clitheroe town centre. Fronting the site is a narrow footway and increased pedestrian activity with customers milling around outside the premises would increase the risk of pedestrian related accidents. This would be extremely hazardous during school lunchtimes or at the end of the school day with children having to walk out into the carriageway to pass others waiting outside the shop.
Therefore for the above reasons it is recommended that this application be refused.

I am also concerned that approval of this application could lead to abuse of the waiting restrictions along Turner Street and therefore add to the conflict at this junction.

Please note that application no. 3/91/0155 to convert part of 69 Whalley Road to a shop was dismissed on appeal solely on highway grounds.


	CONSULTATIONS: Nearby Residents

	There have been three letters of representation received, all of them objecting to the proposed hot food takeaway for the following reasons:

i) The area around the corner of Turner Street and Whalley Road has severe parking problems already making negotiation by car or foot difficult;

ii) An increase in traffic to the site will increase the congestion surrounding the site;

iii) There are already 10 fast food or takeaway outlets within the immediate vicinity of the proposed site for the takeaway;

iv) The coach from Rendezvous in Whalley drops off in this area at weekends, and a further takeaway would only serve to delay revellers leaving the area;

v) Issues regarding rubbish on Whalley Road from the existing takeaway establishments;

vi) The two schools in the area will suffer from additional rubbish;

vii) Again regarding the two nearby schools, additional traffic to the site may have an impact on children’s safety; and

viii) An increase in noise surrounding the site late at night will impact on the surrounding neighbours.



	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:

	REF-17

REF-12 – This is due to the fact that the proposed development would lead to an increase in the attraction of vehicles to the site where adequate off street parking and servicing is not available. Such an increase would lead to additional parking, servicing and manoeuvring of vehicles on Whalley Road in close proximity to a highway junction to the detriment of road safety and the free flow of traffic along this busy principal route to and from Clitheroe town centre. In addition, fronting the site is a narrow footway and increased pedestrian activity with customers milling around outside the premises would increase the risk of pedestrian related accidents.



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

	The application seeks the change of use for a building currently being used as a dwelling. The applicant seeks to convert the downstairs area of the dwelling into a waiting area with shop front, a kitchen area and food preparation area, and will use the upstairs of the dwelling for storage, an office and a staff room area. There is no information regarding the proposed hours of opening, however it is assumed they will be around 4.30pm to 11.30pm Monday to Friday, Saturdays 4pm to 12am, Sunday 4pm to 11.30pm and on bank Holidays from 4pm to 11.30pm. The building in question is situated approx. 20 metres south of a pedestrian controlled crossing on Whalley Road, and approx. 100m south of the Whalley Road/Moor Lane/Queensway roundabout. The building lies within a predominantly residential area, although there are business properties scattered sporadically on Whalley Road.

With regards to the Planning Policies relevant to the application, Policy S10 of the District Wide Local Plan and the SPG note ‘Hot Food Takeaways’ are most relevant when determining this application. Both of these states 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 increase in traffic to such a sensitive location. As noted by the County Surveyor, an application to convert no. 69 Whalley Road to a shop was dismissed on appeal solely on highway grounds.

With more reference to the County Surveyors comments, he considers that the proposed development would lead to an increase in the attraction of vehicles to the site where adequate off street parking and servicing is not available. Such an increase would lead to additional parking, servicing and manoeuvring of vehicles on Whalley Road in close proximity to a highway junction to the detriment of road safety and the free flow of traffic along this busy principal route to and from Clitheroe town centre.

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



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 13/12/2005





TELEPHONE CLLRS:  YES / NO


DATE:














