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	Development Description:
	Change of use of ground floor from dwelling (use class C3) to hot food takeaway (use class sui generis). Installation of new shop front. Installation of extraction flue vent pipe to ground and first floor, rear elevation.

	Site Address/Location:
	66A and 66 Whalley Road, Clitheroe, BB7 1EE.

		

	CONSULTATIONS: 
	Parish/Town Council

	Clitheroe Town Council:
	Objections raised on the grounds of over-intensification of development in an area already populated by several take away establishments, negative impact upon visual amenity, parking concerns and noise disturbances from the property’s extractor fan.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections subject to condition.

	

	RVBC Environmental Health:
	No objections.

	

	CONSULTATIONS: 
	Additional Representations.

	Five objections have been received in relation to the proposal which are summarised as follows:

· Impact of the proposal upon highway safety

· Impact of the proposal upon visual amenity

· Impact of the proposal upon residential amenity

· Impact of proposal upon housing provision

· Over prevalence of takeaway food outlets in the area

Additional concerns have been raised with respect to the following issue:

· Proposed development would exacerbate business competition between existing food outlets in the area

Concerns about competition do not constitute a material planning considerations and as such cannot be assessed as part of the proposal.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1: Development Strategy
Key Statement DS2: Sustainable Development
Key Statement EC1: Business and Employment Development
Key Statement EC2: Development of Retail, Shops and Community Facilities
Key Statement DMI2: Transport Considerations
Policy DMG1: General Considerations
Policy DMG2: Strategic Considerations
Policy DMG3: Transport & Mobility
Policy DME6: Water Management
Policy DMB1: Supporting Business Growth and the Local Economy

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/1999/0507:
Change of use from empty shop premises to residential use (ground floor 1-bed flat) (Approved)

3/1987/0112:
Erection of three new blinds at 66/70 Whalley Road, Clitheroe (Approved)

3/1975/0382:
Alterations to existing property and change of use from dwellinghouse to shop premises (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a three storey terraced residential property in Clitheroe. The property currently comprises two units of residential accommodation in the form of a ground floor flat and first & second floor flat with access to these units being from Whalley Road and from the rear of the property respectively. The principal elevation of the application property faces into the thoroughfare of Whalley Road and comprises rendered blockwork and UPVC doors and windows. The property’s rear elevation faces into a back alley and comprises cement render and UPVC doors and windows. The property’s roof comprises a slated gabled design with a single chimney stack. The application property sits centrally within the block of commercial properties (some of which also have first / second floor residential flat components) which comprise No. 60 – 74 Whalley Road. The application property lies within a built up area comprising a mixture of residential and commercial properties with Clitheroe town centre lying approximately 500 metres away to the North-east.


	Proposed Development for which consent is sought:

Planning consent is sought for a change of use of the application property’s ground floor component from residential use (Use Class C3) to a hot food takeaway (Use Class Sui Generis). 

Additional works proposed are as follows:

· Alterations to existing ground floor fenestration within principal elevation of application property to form new shop front

· Installation of extractor flue pipe to rear elevation of application property


	Principle of Development:

Policy DMB1 of the Ribble Valley Core Strategy seeks to support business growth and the local economy in principle on the basis of the development in question being compatible with the other Development Management Policies of the Core Strategy, with the relevant policies in this instance being Key Statements DS1, EC1, DMI2 and Policies DMG1, DMG2 and DMG3.

Key Statement DS1 of the Core Strategy seeks to primarily direct commercial development towards the Borough’s principal settlements of Clitheroe, Longridge and Whalley.

In a similar vein, Key Statement EC1 of the Core Strategy states:

‘Employment development will be directed towards the main settlements of Clitheroe, Whalley and Longridge as the preferred locations to accommodate employment growth...’

Policy DMG2 of the Core Strategy offers some expansion on the above:

‘Development proposals in the principal settlements of Clitheroe, Longridge and Whalley and the tier 1 villages should consolidate, expand or round-off development so that it is closely related to the main built up areas, ensuring this is appropriate to the scale of, and in keeping with, the existing settlement.’

Policy DMG1 provides general guidance with respect to the impact of proposals for development upon existing amenities with a stipulation that all development must be sympathetic to existing and proposed land uses in terms of its size, intensity and nature.

With respect to transport, Key Statement DMI2 states:

‘New development should be located to minimise the need to travel. Also it should incorporate good access by foot and cycle and have convenient links to public transport to reduce the need for travel by private car. In general, schemes offering opportunities for more sustainable means of transport and sustainable travel improvements will be supported.’

In addition, Policy DMG3 attaches considerable weight towards the availability and adequacy of public transport and associated infrastructure to serve those moving to and from the development.

The application site lies within the defined settlement area of Clitheroe and would involve relatively unobtrusive alterations to the exterior of an existing building. The application property is sited within close proximity to residential receptors however numerous commercial properties (including hot food takeaways) lie within the immediate vicinity of the proposal site therefore it is not anticipated that use of the application property as a hot food takeaway would generate noise levels or disturbances above or beyond those currently experienced by the surrounding neighbouring residents. As such, the introduction of an additional commercial use within the defined settlement of Clitheroe is considered to be generally compatible with the mixed use character of the existing area. Furthermore, the proposal site lies within close proximity to Clitheroe town centre and numerous public transport links and is therefore considered to be situated in a sustainable location in as much that patrons of the proposed hot food takeaway would not be entirely reliant upon the use of the private motor vehicle for the purposes of visiting the premises. Consequently, the proposed development would satisfy the requirements of Key Statements DS1, EC1 and DMI2 and Policies DMG1, DMG2, DMG3 and DMB1 of the Core Strategy. Accordingly, the change of use proposed is considered to be acceptable in principle, subject to further assessment of additional material planning considerations.


	Impact Upon Residential Amenity:

The ground floor element of the application property is to be converted for use as a hot food takeaway with the first & second floor elements of the property to be retained for residential use. In addition, the proposed change of use includes the installation of an extractor flue pipe to the rear of the property. As such, the proposed change of use carries potential noise and odour implications with respect to its impact upon the application property’s first & second floor residential element and the surrounding neighbouring properties on Whalley Road.

Paragraph 135 (f) of the National Planning Policy Framework states:

‘Planning policies and decisions should ensure that developments create places that are safe, inclusive and accessible and which promote health and well-being, with a high standard of amenity for existing and future users’.

In addition, Paragraph 191 of the National Planning Policy Framework states:

‘Planning policies and decisions should also ensure that new development is appropriate for its location taking into account the likely effects (including cumulative effects) of pollution on health, living conditions and the natural environment, as well as the potential sensitivity of the site or the wider area to impacts that could arise from the development…in doing so they should mitigate and reduce to a minimum potential adverse impacts resulting from noise from new development – and avoid noise giving rise to significant adverse impacts on health and the quality of life.’

Additional national planning guidance with respect to the management of potential noise impacts from new development advises:

‘Noise needs to be considered when development may create additional noise, or would be sensitive to the prevailing acoustic environment…good acoustic design needs to be considered early in the planning process to ensure that the most appropriate and cost-effective solutions are identified from the outset.

Plan-making and decision making need to take account of the acoustic environment and in doing so consider:

· whether or not a significant adverse effect is occurring or likely to occur;
· whether or not an adverse effect is occurring or likely to occur; and
· whether or not a good standard of amenity can be achieved.

Development proposed in the vicinity of existing businesses, community facilities or other activities may need to put suitable mitigation measures in place to avoid those activities having a significant adverse effect on residents or users of the proposed scheme….[applicants] will also need to define clearly the mitigation being proposed to address any potential significant adverse effects that are identified. Adopting this approach may not prevent all complaints from the new residents/users about noise or other effects, but can help to achieve a satisfactory living or working environment, and help to mitigate the risk of a statutory nuisance being found if the new development is used as designed.’

Furthermore, Policy DMG1 of the Core Strategy requires all proposals for development to consider the effects of development upon existing amenities.

As previously acknowledged, the application property is sited within close proximity to residential receptors however numerous commercial properties (including hot food takeaways) lie within the immediate vicinity of the proposal site therefore it is not anticipated that use of the application property as a hot food takeaway would generate noise levels or disturbances above or beyond those currently experienced by the surrounding neighbouring residents, subject to the adoption of appropriate hours of business.

A supporting statement with respect to noise and odour control from the extraction system to be utilised in the proposed development has been provided in support of the application. The supplementary information provided states that odour control is to be managed through the use of primary grease filters, a panel pre-filter and carbon odour control filters, with the panel pre-filter and carbon odour control filters being replaced every three months. The extraction motor and fan are to be cleaned and maintained in accordance with manufacturer’s instructions. With respect to noise control / suppression, the supporting information states that the extraction fan is to be mounted on an anti-vibration unit with an attenuator added upon being installed. Technical details with respect to dB ratings from the centrifugal fan to be utilised have also been provided. In addition, the application’s floor plan / elevation drawings show that soundproofing measures have already been installed within the ground floor ceiling of the application property. 

The above details with respect to noise and odour control have been subject to technical review from the Council’s Environmental Health team who have deemed the impact of the proposed change of use to be acceptable with respect to the impacts of noise and odour transmissions upon neighbouring residential receptors.

Taking account of the above, it is not considered that the proposed change of use would have any undue impact upon the amenity of any neighbouring residents, subject to the proposed development being carried out in accordance with the technical details and specifications provided. 

Compliance with the aforementioned technical details and specifications with respect to noise and odour control has been secured by way of a planning condition. An additional planning condition limiting hours of business at the premises has also been imposed.


	Visual Amenity/External Appearance:

Paragraph 135 (c) of the NPPF states:

‘Planning policies and decisions should ensure that developments are sympathetic to local character and history, including the surrounding built environment and landscape setting’.

In addition, Policy DMG1 of the Ribble Valley Core Strategy states:

‘All development must be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing and style…particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character.’

In this instance, the proposed development would involve the installation of a new shop front to the principal elevation of the application property and the installation of aN extractor flue pipe to the property’s rear elevation.

The proposed shop front would comprise a single doorway adjoined to a rectangular shaped three paned casement window with the new door and window frames comprising a RAL grey UPVC design. The fenestration and materiality of the proposed shop front would largely reflect the fenestration and materiality of existing shopfronts on the block of properties comprising No. 60 – 74 Whalley Road and historic planning records show that a similar shop front design was previously in place within the application property. As such, the installation of a new shop front as proposed is considered to be acceptable.

The proposed extractor flue pipe would be a sizeable addition to the application property however the extractor pipe would be set well below the property’s roof pitch and to the rear of the property which is not viewable within the public realm. Furthermore, extractor pipes of a similar size and external appearance have been installed to the rear elevations of No. 64 and 48 Whalley Road. Accordingly, the proposed addition of an extractor pipe to the rear elevation of the application is considered to be acceptable on the basis that its visual impact would be minimal and would not appear incongruous given the existence of similar infrastructure within the immediate locality. 

Taking account of the above, it is not considered that the external alterations proposed as part of the proposed change of use would be harmful to the character of the application property or visual amenities of the area. The proposal would therefore satisfy the requirements of Paragraph 135 (c) of the NPPF and Policy DMG1 of the Core Strategy.


	Highways and Parking:

The concerns raised through the consultation process with respect to highway safety are noted however Lancashire County Council Highways have reviewed the proposed development and have raised no issues with respect to parking, access or general highway safety subject to the imposition of a planning condition with respect to construction management in light of the external works proposed to the principal elevation of the application property which faces into a busy thoroughfare. However, imposition of such a condition is not considered to be reasonably necessary for the scale of works proposed. It is not anticipated that the proposed change of use would have any undue impact upon highway safety.
 

	Landscape/Ecology:

No ecological constraints were identified in relation to the proposal.


	Other Matters:

Flood Risk

Constraint analysis shows the area to the rear of the application property as lying within Flood Zone 2 however the application property lies within Flood Zone 1 and in this instance no extensions at the ground floor level to the rear of the application property are proposed as part of the proposed change of use. As such, the provision of a Flood risk Assessment is not considered necessary in this instance and given the nature of the proposed change of use it is not considered that the proposed development would exacerbate flooding on site or elsewhere. 

Health and Wellbeing

Lancashire County Council have published a “Hot Food Takeaways and Spatial Planning” advice note which covers how local planning authorities can help to tackle the increasing health issues of excess weight and obesity within Lancashire through stricter control of the development of hot food takeaways. It contains 3 recommendations:-

· Refusing new Sui Generis Hot Food Takeaway uses within wards where 10% or more of reception pupils or 15% or more of year 6 pupils are classed as obese

· Refusing new Sui Generis Hot Food Takeaway uses within wards which fall within the 20% most deprived areas in England

· A 400m restriction zone for Sui Generis Hot Food Takeaway use surrounding secondary schools

Figures obtained for the ward suggest that the proposal would in this instance be compliant with the second recommendation but in conflict with the first and third recommendations. Whilst this advisory note is a material consideration, failure to comply with the first and third recommendations referenced above is not considered to justify a refusal of the planning application given the acceptability of the proposal in all other respects.

Housing

The concerns with respect to the loss of housing stock from the proposed change of use are noted however in this instance current analysis of housing delivery in Clitheroe is such that the net loss of one residential unit is not considered to warrant refusal of the proposed development.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed change of use is considered to be compatible with the prevailing mixed use character of the area and it is not anticipated that the development proposed would have any undue impacts upon neighbouring amenity, highway safety or the visual amenities of the area.

As such, for the above reasons and 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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