	CLACKMANNANSHIRE COUNCIL

	Report to Regulatory Committee of 7th June 2007 

	Subject: 
Planning Application: Siting of Hot Food Trailer at Bridge Motors, Broad Street, Alloa (Ref 07/00178/FULL)

	Applicant:  L And V’s Snack Van, 3 Scott Crescent, Alloa


	Prepared by: 
Keith Johnstone, Principal Planner

	Ward:  Clackmannanshire South, Ward 4


1.0 SUMMARY

1.1. The report considers a proposal to site a Hot Food trailer within the curtilage of Bridge Motor Factors premises on Broad Street, Alloa.  The site is located within the Alloa Glebe Conservation Area.
1.2. Having regarding to the proposals, the advice from consultees, relevant Development Plan policy and the representations from a neighbour, it is concluded that permission should be granted, but for a temporary period only, on account of the proposed environmental and traffic management improvements on Broad Street to accommodate the proposed Alloa Academy and to enhance the character and appearance of the Alloa Glebe Conservation Area.

2.0 RECOMMENDATION

2.1. It is recommended that the application is APPROVED subject to the following conditions:-
1. This permission shall cease on 30th September 2008.  After that date the trailer shall be removed from the site and shall not trade from the site.

2. Prior to the hot food trailer commencing trading at the site, the following details shall have been submitted to and approved in writing by the Council, as planning authority:

a) Details of the arrangements to provide a litter bin to serve customers using the hot food trailer,

b) Details of the measures to direct customers with vehicles to park within the site and to deter on-street parking on Broad Street.

Once approved, the details shall be employed at all times at the site when the hot food trailer is trading.

3. The hot food trailer shall only operate between the following times:

0730 – 1600 Monday to Saturday

4.
All plant, equipment and machinery installed or operated in connection with the carrying out of this permission shall be so enclosed and/or attached that noise therefrom does not, at any time, increase the background level as measured according to British Standard BS4142:1997 at any nearby residential property.


Reasons

1. On balance, it is not considered in the interests of either road and pedestrian safety or the amenity and character of Broad Street and the Alloa Glebe Conservation Area within which the site lies, to allow the hot food trailer to operate at this location after the commencement of use of the Alloa Academy development and the provision of associated traffic management and environmental improvement works on Broad Street.

2. To consider these details yet to be submitted and in the interests of amenity and road safety.

3. To safeguard the amenity of the area.

4. To safeguard the amenity of neighbours.

3.0 BACKGROUND

3.1. Planning permission is sought to site a hot food trailer within the curtilage of Bridge Motor Factors premise on Broad Street, Alloa (see Location Plan).  The trailer would be parked on the yard in front of the building when trading.
3.2. The site is served by two accesses onto Broad Street and there is parking space available to the front and either side of the existing building.  The existing site is occupied by a motor factors business.

3.3. The site is located on the west side of Broad Street and is located within the Alloa Glebe Conservation Area.  To the south is the postal depot and business units while to the north lie residential properties.  The site is opposite St John’s Church on Broad Street which is a Category B listed building.


4.0 CONSULTATIONS

4.1. Roads and Transportation raise concern that the parking demand which would be generated by the proposal could result in demand for spaces being displaced onto Broad Street rather than being catered for within the site.  They also raise concern that an approval would lead to pressure to display advanced directional advertisements on Broad Street or nearby roads which would be to the detriment of road safety.  Comment: The issue of parking demand generated is usually one of the key issues relevant to the assessment of this type of development.  The trailer would be located within the yard and there is a sizeable area of land available for parking around the building which does appear to easily accommodate the existing demand raised by the motor factor business on the evidence of visits to the site.  It is therefore considered that there is no overwhelming evidence at present that the parking demand generated by the proposal could not be satisfactorily managed within the site.  However, there are proposals to undertake traffic management and environmental improvements on Broad Street in connection with the opening of Alloa Academy and the enhancement of Lime Tree Walk and it is presently not clear how these could affect the traffic generated by the hot food trailer.  The risk of the possible display of advance signage would not be reasonable grounds to withhold planning permission since the display of signs and enforcement would fall under separate regulations.
4.2. Environmental Health has raised no objection to the application but recommends the operational hours of trading and noise levels are regulated.  Cmment: This can be covered by condition.

4.3. Administration and Licensing has advised that a Street Traders Licence has been submitted by the applicant and they have no objection to the proposal.

5.0 REPRESENTATIONS

5.1. A total of four neighbours were notified of the application and the application was advertised in the local press as development in the conservation area.  As a result of this publicity, one letter of representation has been received on behalf of St John’s Church, Broad Street, Alloa which is situated opposite the site.  Their main concerns can be summarised as follows:
a) The proposal would be detrimental to the amenity of the area which is situated in a Conservation Area and opposite a Category B listed church building.  Comment: Although the site lies within the Conservation Area, the existing building and yard does not display any traditional or historic features or architectural merit and does not contribute to, or enhance, the Conservation Area unlike the neighbouring church and residential buildings.  On the basis of the existing use of the site, the proposed location of the trailer and its relationship to Broad Street, the proposal would not enhance nor significantly detract from the character or appearance of the Conservation Area.  

b) The proposal would increase the problem of litter and graffiti at and around the church.  Comment: The applicant would provide a litter bin at the site and the Council’s Waste Management Service has not objected to the application.  Given that a litter bin could be provided, it is not considered that there would be sufficient grounds to withhold permission on the grounds of litter nuisance.  The potential risk of graffiti or anti-social behaviour would not appear to be directly associated with the proposal particularly given the applicant has stated they would trade between 0800 – 1400 Monday to Saturday.
c) The proposal would raise road safety concerns due to potential customers, including those from the proposed new school, having to cross Broad Street.  Comment:  It is considered reasonable, as a precaution, to restrict the temporary period of consent so that it would lapse prior to programmed opening of the new school to allow an opportunity for the road safety issues to be reviewed taking account of any scheme of traffic management on Broad Street.
d) The location would be inappropriate given the church could be used for weddings and funerals when the trailer was trading.  Comment: Although the proposal would generate additional activity and odour close to the church, the scale and significance of these impacts would not sufficiently detrimental to the amenity of the area or these activities at the church which would be intermittent.
6.0 PLANNING CONSIDERATIONS

6.1. The key determining issues that would be associated with this application can be summarised as follows:
a) Whether the proposal and its potential impacts on visual amenity, the character of the Alloa Glebe Conservation Area and road safety would be acceptable and in accordance with the Development Plan, or if there are considerations which would weigh against the proposal.

b) Whether the concerns raised by the objector would justify withholding permission.

c) Whether there would be any relevant material considerations that would justify granting or withholding permission.

6.2. As the site is located within a Conservation Area, it is necessary in determining the application, to pay special attention to the desirability of preserving or enhancing the character or appearance of the Conservation Area as required by the Planning (Listed Buildings and Conservation Areas) (Scotland) Act 1997 and Policy EN10 of the Clackmannanshire Local Plan.  While the type and nature of the development would not positively enhance the Conservation Area, we have concluded that the proposal would not have a significant adverse impact on its existing character and appearance.  It should be noted that the existing site and building already has a negative impact on the character of the area and was only included in the Conservation Area designation in anticipation of possible redevelopment proposals and the opportunity therefore to enhance the streetscape.  A temporary consent would appear appropriate in light of a forthcoming scheme to carry out environmental improvement works on Broad Street.

6.3. The hot food trailer has the potential to generate environmental impacts including cooking odour, noise, activity and litter.  Although hot food trailers are not addressed by any specific local plan policy guidance, Policy JOB4 of the Local Plan has some relevance as it relates to bad neighbour developments including hot food takeaway and cafe uses.  The policy requires that such uses should not have an adverse impact on residential amenity or adjoining uses or create unacceptable levels of environmental pollution.  On balance, the advice from Environmental Health would indicate that the level of environmental impact would be satisfactory or could be mitigated.  It is not considered that there would be sufficient grounds to withhold permission on the basis of the objector’s concerns.

6.4. On the basis of the predicted impacts of the proposal and the character of the existing site and its surroundings, it is not considered that the potential adverse impacts would be sufficient to withhold permission.  However, the weight that could be attached to future traffic management and environmental improvement works on Lime Tree Walk and the increased activity generated by the opening of the new school could be significant and it is considered that permission should only be granted for a temporary period which would lapse prior to the completion of these works.  This would allow the merits of any continued use to be reconsidered and also allow the applicant to investigate alternative more suitable sites during this period.  
7.0 SUSTAINABILITY IMPLICATIONS

7.1. None.


8.0 FINANCIAL IMPLICATIONS

8.1.  None

8.2.
Declarations
(1)
The recommendations contained within this report support or implement Corporate Priorities, Council Policies and/or the Community Plan:

·      Corporate Priorities (Key Themes) (Please tick  MACROBUTTON UncheckIt ()
Achieving Potential





 MACROBUTTON CheckIt (
Maximising Quality of Life





 MACROBUTTON CheckIt (
Securing Prosperity





 MACROBUTTON UncheckIt (
Enhancing the Environment





 MACROBUTTON CheckIt (
Maintaining an Effective Organisation




 MACROBUTTON CheckIt (
· Council Policies  (Please detail)

· Community Plan (Themes) (Please tick  MACROBUTTON UncheckIt ()

Community Safety     





 MACROBUTTON CheckIt (
Economic Development





 MACROBUTTON UncheckIt (
Environment and Sustainability





 MACROBUTTON CheckIt (
Health Improvement





 MACROBUTTON CheckIt (
(2)
In adopting the recommendations contained in this report, 

 MACROBUTTON UncheckIt (
the Council is acting within its legal powers. (Please tick  MACROBUTTON UncheckIt ()

(3)
The full financial implications of the recommendations contained
 MACROBUTTON UncheckIt (
in this report are set out in the report.  This includes a reference
to full life cycle costs where appropriate. (Please tick  MACROBUTTON UncheckIt ()

____________________________
Head of Development Services
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