Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2012/0298/P

	Development Proposed:
	Installation of flue equipment on a existing fish and chip shop at 59 Woone Lane, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	A letter has been received from a nearby resident who expresses objections to the application on the following grounds:

· This is a mainly residential area so why does something as large and unsightly as this have to be inflicted on residents?

· This unsightly object will be the neighbour’s main viewpoint when sitting in her garden.

· Regardless of silencers there will be an element of noise and odours emitted from the flue.

· There are plenty of empty properties in the town centre which would be a better option that would avoid upsetting the local residents.



	RELEVANT POLICIES:

	Policy G1 - Development Control.



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

	The application relates to an end terraced property on the east side of Woone Lane.  It is attached to the south by a residential property, and the rest of the terrace to the south are all dwellings.  To the north, is an access road that leads to the back street at the rear of the properties on this side of Woone Lane.  On the opposite side of that access road is another terrace of residential properties.  To the rear (east) there is an area of undeveloped land.

A fish and chip shop has operated from the ground floor of the application property for many years.  This appears to have occurred without the operation of an extraction and odour control system that would be required in order to satisfy environmental health requirements.  The property is presently for sale, as a result of which attempts are being made to satisfy environmental health requirements on behalf of prospective purchasers who intend to continue operating a hot food takeaway business from the site.

This application therefore seeks permission for a stainless steel flue to be fitted to the rear elevation of the property.

As originally submitted, the flue was not high enough to satisfy environmental health requirements.  The Environmental Health Officer therefore objected to the application for this reason.  The plans, however, have been amended to slightly increase the height of the flue such that, in relation to this specific consideration, the Environmental Health Officer now has no objections to the proposal.

The Environmental Health Officer has also commented that, to prevent any potential noise from being emitted from the structure, the applicant has suggested the use of a silencer.  In addition to this, the Environmental Health Officer comments that methods of installation should be used to ensure that noise and vibration are not transmitted through the structure to neighbouring properties.  He therefore recommends that a condition be imposed to require the submission of details of the fixings for the Council’s approval prior to the commencement of development.

The Environmental Health Officer also recommends a condition relating to the submission for approval of a scheme for the maintenance of the extraction and odour control system prior to the commencement of works; and for the control system to be properly operated and maintained in perpetuity.

Subject to conditions therefore, the Environmental Health Officer has no objections to this application.

A letter has been received from a nearby resident who objects to the proposed flue on the grounds that it would be unsightly and likely to cause nuisances of noise and odour.  The purpose of the flue is to prevent odour nuisance and, subject to the imposition of the conditions recommended by the Environmental Health Officer, there should not be any such nuisance.  Similarly, subject to the condition recommended by the Environmental Health Officer, there should not be any noise nuisance generated by the use of the flue.

With regards to the appearance of the flue, it cannot be argued that these structures are attractive.  Nevertheless, this is a long established hot food takeaway premises, and this equipment is necessary in order to satisfy environmental health legislation, and should also prevent nuisances to nearby residents as described above.  For these reasons, and as the flue is to be sited on the rear of the building where it is not overlooked by any other residential properties, and as the site is not within a Conservation Area, I consider the proposal to be acceptable with regards to visual amenity considerations.

Overall, therefore, I consider no sustainable objections to this application.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 29 MAY 2012














