Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2012/0322/P

	Development Proposed:
	Application to vary condition no.3 of planning permission 3/2003/0466P, to allow the premises to sell some food to takeaway in addition to its use as a cafe/coffee shop.  Heathcotes, York Street, Clitheroe, Lancashire, BB7 2DL.



	CONSULTATIONS: Parish/Town Council

	Clitheroe Town Council – The Town Council have no objections to this application, however they request that the Borough Council consider a policy to limit the number of coffee shops/cafes in the Town Centre.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (Highways Engineer) – No objection in principle to this application on highway safety grounds.



	CONSULTATIONS: Additional Representations

	Two letters of objection have been received from the owner of a nearby property, and the following points of objection have been raised,

1. Confusion regarding the address,

2. The premises lies within a Conservation Area and are worthy of more rigorous consideration than premises outside such a designation,

3. Experience nearby is that takeaway and fast food outlets attract customers who are prone to dropping papers, cartons etc onto the thoroughfare,

4. RVBC has no provision for cleaning the streets so the resultant mess visible to such outlets is an unreasonable burden upon those established occupiers with different standards, and

5. The inclusion of Condition 3 was for this very reason and there is no sensible reason to change it. 



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G2 – Settlement Strategy.

National Planning Policy Framework.



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

	The premises subject to this application are the former restaurant Heathcotes, on York Street, Clitheroe.  The site lies within the town centre and within the Clitheroe Conservation Area.  Permission was granted for the use of this building as an A3 Restaurant/Café in July 2003 (Application Number 3/2003/0466/P), however the building has been empty now for almost 12 months.

This application seeks permission to vary Condition 3 of this application in order to remove a restriction that prevents sale of hot food or drinks for consumption off the premises from the restaurant/café use permitted.  A new tenant seeking to occupy the unit will be operating a coffee shop (Use Class A3) providing drinks and food such as sandwiches, cakes, Panini’s, and whilst the majority of sales will be consumed on the premises (80% is highlighted by the Agent), customers will also have the option to take them off the premises.  This is considered to be ancillary to the main use of the premises, which will remain a restaurant/café.

The Condition will still remain restricting the overall use of the premises as A3, so the use of the premises solely as a takeaway (Use Class A5) would require further consent.  The consultation response from the Council’s Environmental Health Officer raised concern regarding such takeaway use as well as requesting details on the extraction system.  However, following discussions with him and the provision of further detail from the Agent he is satisfied with the likely minimal impact of the proposal and requires no further information.

On this basis, I consider the variation of the occupancy condition on the building to be acceptable in principle and this application is recommended accordingly.


	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development that would not result in significant harm to nearby residential amenity, and nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That the variation of Condition 3 be granted.


DATE INSPECTED: Various














