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	Date Inspected:
	30/01/23
	Site Notice:
	N/A
	

	Officer:
	MW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed change of use from shop (bakery) to shop and hot food takeaway and installation of extraction equipment.

	Site Address/Location:
	64 Whalley Road Clitheroe BB7 1EE

		

	CONSULTATIONS: 
	Parish/Town Council

	No response prior to determination. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement DMI2 – Transport Considerations

Policy DMG1 – General Considerations
Policy DMR1 – Retail Development in Clitheroe

National Planning Policy Framework (NPPF)


	Relevant Planning History:

None.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a mid-terraced, three storey property within the defined settlement of Clitheroe. The building is located on Whalley Road, occupied by an artisan bakery and pie shop on the ground floor with a self-contained apartment spanning the first and second floor inhabited by the bakery owner. The surrounding area comprises a mixture of land uses with a range of takeaway/food offerings within the immediate vicinity of the site as well as residential properties which predominantly face the site location on the adjacent side of Whalley Road. In respect of existing visual amenities and the surrounding street scene, the area is characterised by traditional terraced properties with principal elevations facing the highway which comprise varied land uses. The site lies outside of boundaries delineating the main town centre and Clitheroe Conservation Area and benefits from no other designation beyond its location within an identified settlement.


	Proposed Development for which consent is sought:

Consent is sought for the change of use to the premises from Class E to Sui Generis in order to expand the existing food offer of the bakery to include the sale of hot food which will be available as a walk-in, collection and takeaway service. As part of the development the installation of extractor equipment is also proposed at the rear of the property which will have a diameter of 500mm, situated near to an entrance serving the apartment above.

In addition, the application proposes the changing of opening hours as follows:

Existing Operation
7am – 3pm Monday to Friday
7am – 1pm Saturday

Proposed Opening Hours
7am - 10pm Monday to Saturday

The bakery will not be open on Sundays and Bank Holidays.


	Principle of Development:

The change of use from Class E to Sui Generis at the ground floor is acceptable on the basis that the use and operation of the premises as a bakery will not change through the proposed development; the only change will be the offering of hot food on a takeaway basis (breakfast/lunch sandwiches with a hot filling) and the installation of extraction equipment. Whilst not falling within the identified main town centre, the site sits within proximity to a series of mixed use, sui generis premises which extend away from the existing town centre and consequently whilst the site is outwith of this designation, the application does not propose development which would harm the vitality and viability of this centre as per policy DMR1 of the Core Strategy. On this basis the scheme is acceptable in principle.


	Impact Upon Residential Amenity:

The change of use and hours of operation are not considered to offer impact to neighbouring amenities such are the varied uses in the surrounding area including food and drinks outlets, some of which operate beyond midnight. The proposed opening hours are therefore acceptable, and whilst it is also known that food preparation may begin at 4am at the earliest, this preparation is non-intensive and, in any event, will not be of detriment to surrounding amenities given the nearby uses (nail bar and residential on neighbouring sides respectively) and the modest extraction/ventilation scheme outlined below. It is further acknowledged that the existing operation is entirely unrestricted from a planning perspective and could therefore operate beyond the hours of operation proposed within this planning application without consent, albeit without the expanded food offering.

Consideration has also been given to the potential amenity impact of the extraction and ventilation equipment proposed as part of the development with regards to odour and noise. The flue itself is of a satisfactory design and overall location, sat in excess of a metre above the head of the windows on the rear elevation to prevent odour transfer to the flat above. An extraction ventilation statement submitted as part of the application sets out a scheme for the specification and maintenance of the extraction equipment which is considered acceptable following consultation with the Council’s environmental health department and therefore any planning consent will ensure by condition that the measures proposed are adhered to.


	Visual Amenity/External Appearance:

The only external change to the site is the introduction of a flue pipe at the rear of the property which faces onto an existing back alley providing servicing and bin storage for existing commercial premises along Whalley Road. This area is non-visible form the public realm and as such existing flue systems of neighbouring commercial properties are sited on this elevation in order to reduce their impact on the street scene. On the basis that the proposed flue pipe is of an acceptable scale and does not impede upon a view important which would harm the visual amenities of the area.


	Highways and Parking:

The highways authority have viewed the proposed development and have no objection to the scheme. Whilst the business within the premises will operate with an element of ‘order and collect’, this is believed to be on a fairly minimal basis. This notwithstanding, the premises is easily accessed by pedestrians without a car and in any event there is unrestricted parking along Whalley Road directly in front of the site.


	Observations/Consideration of Matters Raised/Conclusion:

As such and for the above reasons, having regard to all material considerations and matters raised, that the application is recommended for approval.


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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