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This application is brought before committee at the 
request of Councillor Vikki Slade for the following 

reasons: 
 

Access issues from increased vehicle movements into a 
restricted car park which under a previously approved 
planning application will be partly redeveloped as garden 

space and bin store. Large lorries cannot stop outside 
the property due to zig-zags, bus stop and taxi rank and 

this private car park is not accessible for lorries. Pizza 
Hut delivery will have national delivery lorries which will 
either create access issues or block the road. 

 
The proliferation of mopeds and delivery drivers stopping 

on zig-zags and in a bus stop will cause significant road 



safety issues or we will see them on the pavement 
causing real risk to pedestrians and vulnerable people.  

 
The noise and disruption will be excessive. 

A planning consent has been given to build apartments 
at the back of the premises and on the top floor. These 
will become unsaleable with industrial venting at the back 

of the unit. 
 

The planning application does not show the changes to 
the building that were proposed under the application 
submitted by the building owner, including the creation of 

an internal bin store in the rear of the building. This bin 
store must be created to ensure the property remains 

free of rubbish and vermin. Also, the bin store for the 
upstairs commercial unit is to be removed at the side of 
the building in order to create safe pedestrian access for 

the new flats but there is no proposal to accommodate 
bins for the upstairs commercial unit. 

 
Loss of retail unit. This unit has been in operation as a 
gift shop and delicatessen since 2020. There has been a 

boost to the High Street and a popular store. To remain 
vibrant, Broadstone needs a range of building uses. 

There are already 3 takeaway units (two are speciality 
pizza, the other sells pizzas alongside other items) on 
this side of LBR. There are also three other 

takeaways/restaurants in Broadstone and an additional 
fast food outlet that specialises in pizzas and kebabs. 

 
This will make eight places to buy a takeaway pizza in 
the middle of Broadstone – this will distort the 

commercial centre of the community. 
 

Case Officer Peter Whitehead 
 

 
Executive Summary 

 
Summary of Key Issues 

1. The key planning issues for Members to consider are set out below. Members will 
have to balance all of the planning issues and objectives when making a decision 

on the application, against policy and other material considerations.  
 
Representations Received 



2. 52 representations have been received. 49 of these raise objections to the 
proposal, 2 are in favour and 1 is neutral. A letter of objection has also been 

received from the Broadstone Neighbourhood Forum. A summary of the 
representations received has been provided within the representations section of 

the report below.  
 
Principle of Development  

 

3. Proposed change of Use of from Class E Retail to Sui Generis/Hot Food 

Takeaway with new shopfront and associated plant and extraction equipment. 
 
4. The application site is located within the Primary Shopping Area of the Broadstone 

District Centre, and within the defined Primary Retail Frontage. Policy PP22 (2) of 
the Local Plan supports the introduction of non-retail uses subject, inter alia, to the 

use being appropriate to a shopping area and avoiding an over-concentration of 
such uses. It is recognised that the Use Classes Order has been revised since 
Policy PP22 was drafted, and that the retail (A1) use class no longer exists; retail 

along with a number of other use classes being moved to a new Class E. Whilst 
these revisions may change the weight that can be attributed to the policy, it is still 

considered to provide a reasonable means to consider the introduction of non-
retail uses into shopping parades – as is proposed in this case. It is recognised 
that the application has generated a large number of objections from residents, 

many of whom assert that there are already too many takeaways, and too many 
pizza outlets in Broadstone. Nevertheless, an appraisal of the uses of the units in 

the primary shopping area on both sides of the road has led to the conclusion that 
there would not be an over-concentration of non-retail uses, and that the 
requirements of Policy PP22 are met. Whilst concerns regarding the number of 

pizza outlets are noted, the application relates to the change of use of the 
premises to a hot food takeaway. The premises would be able to sell any kind of 

hot food, and it would not be reasonable to refuse the application on the basis of 
the type of food to be sold. Indeed, the type of food sold is not considered to be a 
material consideration (other than with regard to the necessary plant and 

equipment to serve that use). 
 
Impact on the character and appearance of the area 
 

5. The proposals include the replacement of the existing modern PVC shopfront with 

one constructed of aluminium. The proposed shopfront is partly glazed and would 
retain an active frontage at ground floor/street level. The building itself is of limited 

architectural merit, and there are no heritage assets in the immediate vicinity. The 
proposals are considered to be sympathetic to the character and appearance of 
the building and the wider area.  

 
6. With regard to waste and recycling, a lockable bin store can be provided to the 

rear of the premises, and a Grampian condition is recommended to this end.  
 



7. Representations have been received from local residents asserting that the 
proposed use will result in noise and disturbance, created both by customers and 

delivery vehicles. As noted, the site lies a primary shopping frontage that supports 
the introduction of further non-retail uses, including hot food takeaways. It is not 

considered that any noise or disturbance created by the use would be out of 
character with the parade, which offers various food and drink outlets which are 
open in the daytime and evening. 

 
Impact on the amenity of nearby residents 

 

8. Representations have similarly been received asserting that the proposed use wi ll 
impact on the living conditions of nearby residents. Ultimately a balance must be 

struck, but it is submitted that living above or close to a shopping parade must 
bring an expectation of some noise, disturbance and food smells, possibly into the 

evening, given the mix of uses they offer. The proposal cannot readily be 
distinguished from other takeaways already operating in the parade, and no 
objection has been received from the Council’s Environmental Health Officer who 

has assessed the application. Planning conditions are proposed to control aspects 
of the use, including its hours of operation. Subject to the imposition of conditions, 

it is not considered that the proposed use would give rise to any materially harmful 
impact on the residential amenities of the occupants of nearby flats and dwellings 
by reason of noise or smells/emissions, the proposal is considered consistent with 

Policy PP27(c). 
 
Impact on Highway Safety 
 

9.  A number of objections have been received from local residents asserting that 

there is insufficient parking for delivery vehicles and customers, that customers’ 
vehicles will block an already busy road, that delivery scooters will park on the 

pavement affecting pedestrian safety and that the site’s proximity to a pedestrian 
crossing will only add to potential conflict and difficulties. 

  

10.  In this case, the site is considered to be sustainably located, being within a district 
centre, and there would be an expectation that many customers would reach the 

premises by foot or other sustainable means of transport. In terms of customers 
visiting the premises by car, it is noted that a car park is situated on the opposite 
side of Lower Blandford Road, and that a limited number of on-street parking 

spaces are also available a little further along the road. In terms of deliveries to the 
premises and the home delivery of hot food to customers, it is also noted that an 

access and car park lie to the side of the premises, and that the applicant has 
confirmed that the applicants have the right to use them. That said, the Highway 
Officer’s view is that this access/parking area is not critical and that the takeaway 

could be serviced from the front, like other takeaways in the shopping centre. 
 

11.  Whilst the concerns of some local residents are acknowledged, it is difficult to 
distinguish the highway impacts of the proposal from those of existing hot food 



takeaways in the shopping centre. The Council’s Highway Officer supports the 
application and it is considered that the proposal meets the requirements of Policy 

PP34. 
 
Summary 
 

12. In summary, whilst the concerns of local residents are noted, the site lies within 

part of the District Centre where further hot food takeaways and other non-retail 
uses are supported by policy. The impacts of the use cannot be readily 

distinguished from other takeaways operating in the local area, and no objections 
have been received from either the Council’s Environmental Health or Highway 
Officers. It is concluded that the proposal accords with the policies of the Poole 

Local Plan and would achieve the economic, environmental and social objectives 
of sustainable development set out in the NPPF and should therefore be 

recommended for approval. 
 
 

Description of Proposed Development 

 

13. Planning consent is sought for the change of use of the ground floor of the 
premises from Class E Retail to Sui Generis/Hot Food Takeaway with new 
shopfront and associated plant and extraction equipment. 

 
Description of Site and Surroundings 

 
14. The site comprises the ground floor of 189 Lower Blandford Road and is situated 

towards the centre of the Broadstone shopping area. The premises were in retail 

use until recently but closed in March and the unit is now vacant. A hair and 
beauty salon is provided at first floor, with a self-contained flat at second floor.  

 
15. The shopping area provides a mix of uses, with a wide range of shops, services 

and food and drink uses represented on both sides of the road. 

 
16. A pelican crossing lies immediately in front of the premises, allowing pedestrians 

and cyclists to cross the road at this point.  
 
17. A car park for the use of shoppers is provided on the opposite side of the road, 

with spaces extending north from the pelican crossing at far as the junction of 
Lower Blandford Road and Macaulay Road. 

 
18. Access to the rear of 189 Lower Blandford Road is provided via an access situated 

to the north side of the premises. This accommodates a parking area. It is of note 

that the red line denoting the application site simply identifies the building and yard 
immediately to the rear. The side access and rear parking area do not form part of 

the application site but the agent has confirmed that the applicants have the right 
to use them. 



 
Relevant Planning History 

 
19. 2021 – Planning permission was granted for Additions / alterations to consolidate 

retail offer and two storey extension to rear to provide four flats – Ref: 
APP/21/01048/F 

 

Constraints 

 

20. Within the Poole Local Plan the application site is located within the Primary 
Shopping Area of the Broadstone District Centre. Moreover, the site is further 
located within the Primary Retail Frontage.   

 
21. The application site is also located in the area covered by the policies of the 

Broadstone Neighbourhood Plan. 
 
Public Sector Equalities Duty 

 
22. In accordance with section 149 Equality Act 2010, in considering this proposal due 

regard has been had to the need to — 

 eliminate discrimination, harassment, victimisation and any other conduct that is 
prohibited by or under this Act; 

 advance equality of opportunity between persons who share a relevant 
protected characteristic and persons who do not share it; 

 foster good relations between persons who share a relevant protected 
characteristic and persons who do not share it. 

 
Other Relevant Duties 

 

23. In accordance with section 40 Natural Environment and Rural Communities Act 
2006, in considering this application, regard has been had, so far as is consistent 

with the proper exercise of this function, to the purpose of conserving biodiversity. 
 
24. For the purposes of this application, in accordance with section 17 Crime and 

Disorder Act 1998, due regard has been had to, including the need to do all that 
can reasonably be done to prevent, (a) crime and disorder in its area (including 

anti-social and other behaviour adversely affecting the local environment); (b) the 
misuse of drugs, alcohol and other substances in its area; and (c) re-offending in 
its area.  

 
Consultations 

 
25. BCP Environmental Services (Waste Management): Object: Notes that there is a 

permission for 4 flats at this address (APP/21/01048/F) making this a mixed-use 

site, and that on mixed-used sites segregation of commercial and residential waste 
is required so it can be charged for separately. Requests plans showing a lockable 



commercial bin store and also requires a commercial waste agreement and waste 
management plan. Also refers to a good neighbour litter policy and the possible 

provision of extra litter bins or a litter picking patrol. The response also refers to the 
delivery of the food by cars and scooters and the management of this to keep the 

noise nuisance created by this activity from negatively impacting on the residential 
dwelling nearby. 

 

26. BCP Highway Authority: Notes that there is a vehicle access to the side of the 
building that leads to a large parking area that will allow delivery drivers to park 

whilst making deliveries or picking up orders for delivery, although use of this 
access/parking is not overly critical from a servicing and delivery aspect there are 
a number of takeaways and commercial units along this stretch of Lower Blandford 

Road who that are likely serviced from the front, including potentially the existing 
commercial unit and therefore, the circumstances would be similar to that of 

businesses along Lower Blandford Road. Notes that a recent planning application 
has been submitted which includes a rear extension to create flats although as 
part of this application an operational parking space as well as a loading and 

turning area for commercial use has been secured and therefore this scheme 
would not impact on the operation of the commercial units from a Highways 

perspective. In terms of staff and customers, the BCP Parking Standards do not 
require any parking provision as they can utilise the public car parks, as well as the 
on-street parking along Lower Blandford Road. In this regard, there are a small 

number of on-street parking spaces a short distance away along Lower Blandford 
Road as well as a number of parking spaces on the opposite side of the road 

along the one-way section of Lower Blandford Road parallel to the main 
carriageway with a pedestrian crossing leading directly to the site. It is highly 
unlikely that vehicles will park to the front of the site due to the signalised 

pedestrian crossing and associated zigzags. A take-away would not generate any 
significant increased traffic movements when compared to a retail shop and take-

aways are generally busier in the evenings, when overall traffic movements and 
demand for parking is lower. Transport Policy supports the proposal. 

 

27. BCP Environmental Health: Raises no comment on the application. An additional 
consultation was undertaken upon receipt of the acoustic survey (considering 

noise associated with the proposed plant) and the officer advised that he had 
looked at the report and was happy with the application. Recommends a condition 
to ensure the plant is implemented in accordance with the approved plans and is 

thereafter maintained.  
 

28. BCP Biodiversity Officer: As the proposal only relates to the ground floor of the 
premises, there is no scope for biodiversity enhancement. 

 
Representations 

 



29. In addition to letters to neighbouring properties sent on 29th and 30th September 
2021, a site notice was posted outside the site on 29th September 2021 with an 

expiry date for consultation of 30th October 2021.   
 

30. 49 representations have been received in objection to the proposed development. 
A separate letter of objection has also been received on behalf of the Broadstone 
Neighbourhood Forum. The issues raised comprise the following: 

 There are already takeaways on the High Street in Broadstone. Another 
takeaway will have financial implications on the current independent businesses. 

 Other uses would be more appropriate e.g. a delicatessen, fishmongers, 
hardware shop, bistro, plastic free shop, sustainable giftshop, bar or another kind 

of eatery 

 There is a need for a wider variety of shops for those who are dependent 
upon Broadstone for their shopping needs, many of them elderly. 

 There are already numerous pizza places. There will be a total lack of 
variety. 

 Another takeaway would result in more litter. 

 Why would Broadstone benefit from another pizza chain. There are already 

local independents competing with national chains. 

 The proposal will not attract people to the town 

 Broadstone supports small businesses and has a vi llage feel, we don’t want 
to lose it. 

 The High Street is struggling and niche shops are essential for trade 

 Broadstone does not need any more junk food takeaways and unhealthy 
food 

 There is no off-street parking, it will be dangerous to have vehicles blocking a 
busy road 

 The use will result in the parking of scooters/cars outside making an already 
busy and dangerous road worse. 

 Large delivery vehicles would cause chaos in an already congested area 

 Increased litter 

 Traffic and deliveries right by a pedestrian crossing putting people at risk 

 
31. Two letters have been received which neither support or object to the proposal, 

one commenting that there are already several takeaways on the High Street and 
that another takeaway will have financial implications on existing independent 

businesses 
 

32. One letter has been received which supports the proposal. 

 
Key Issues 

 
33. The main considerations involved with this application are:  

•  Principle of development and its impact on Broadstone District Shopping area 

• Impact on the character and appearance of the area 
• Impact on the amenity of nearby residents 



• Impact on highway safety  
• Biodiversity considerations 

• Sustainability considerations  
 

34. These points will be discussed as well as other material considerations in the 
paragraphs below. 

 
Policy Context 
 

35. Poole Local Plan (Adopted 2018) 

PP01  Presumption in favour of sustainable development 
PP02  Amount and broad location of development 

PP22 Retail and main town centre uses 
PP27 Design 

PP34 Transport Strategy 
PP35 A safe, connected and accessible transport network 
PP37 Building sustainable homes and businesses 

 
36. Broadstone Neighbourhood Plan: 

BP07 Development Principles for the Central Shopping Area 
BP09 Encouraging Employment Opportunities in Central Shop Area 

     
37. Supplementary Planning Documents 

BCP Parking Standards SPD (adopted January 2021) 

 
38. National Planning Policy Framework (“NPPF” / “Framework”) (July 2021) 

 

Section 2 – Achieving Sustainable Development  

Paragraph 11 –  

“Plans and decisions should apply a presumption in favour of sustainable 
development.  

…..  
For decision-taking this means:  

(c)  approving development proposals that accord with an up-to-date 

development plan without delay; or   
(d)  where there are no relevant development plan policies, or the policies which 
are most important for determining the application are out-of-date, granting 

permission unless:  

(i)   the application of policies in this Framework that protect areas or assets of 

particular importance provides a clear reason for refusing the development 
proposed; or   
(ii)  any adverse impacts of doing so would significantly and demonstrably 

outweigh the benefits, when assessed against the policies of this Framework 
taken as a whole.”    

 
 



Planning Assessment 

 
Key Issues  

 

39. Following the changes to the Town and Country Planning (Use Classes) Order 
1987 (as amended) in September 2020, the application seeks planning permission 
for a change of use of the ground floor premises from Class E(A) (former class A1 

retail) to a sui generis use as a hot food takeaway (former Class A5). The 
application also proposes the installation of a replacement shopfront and the 

installation of plant and extraction equipment. In this regard, the plans show the 
flue for a kitchen extraction system, 4 condenser units and the louvre grille for an 
inlet system provided to the rear of the building. 

 
Principle of development and its impact on Broadstone District Centre 

 

40. The application site is located within the Primary Shopping Area of the Broadstone 
District Centre, and within the defined Primary Retail Frontage. 

 
41. Policy PP22 of the Poole Local Plan identifies a retail hierarchy which in line with 

the NPPF adopts a retail strategy that endorses the ‘town centre first’ approach 
with new retail development and other main town centre uses being directed to the 
town centre, district centres, local centres and neighbourhood parades first, before 

consideration of out of centre locations.    
 

42. With specific regard to the loss of retail uses, Policy PP22 (2) states that 
proposals, including a change of use, in Poole town centre, district centres, local 
centres and neighbourhood parades, from retail and other main town centre uses 

will be permitted where they: 
(a) are commensurate with the scale and function of Poole’s retail hierarchy; 

(b) are an appropriate use for the shopping frontage/area; 
(c) provide an active frontage at ground floor/street level; 
(d) enhance vitality, viability and diversity of the centre/parade.  

 
43. Paragraphs 7.48 – 7.50 which preface Policy PP22 provide guidance on its 

interpretation, setting out as follows: 
 “7.48 The clustering of similar businesses such as shops, services and facilities, 

cafés, restaurants, leisure and entertainment and other civic uses in primary and 

secondary shopping frontages makes town centres more attractive and sociable. 
In turn, this increases the footfall which helps support businesses and creates an 

identity and a sense of place for the community. This enhances vitality and 
vibrancy making the area more attractive to residents, visitors and employees.  

 7.49 Due to the increase in on-line shopping and home shopping, town centres 

may no longer need to be retail-focused but instead provide a social and leisure 
environment where people meet and visit. In response to these trends, the Council 

is making shopping frontages more flexible and adaptable to changes in the 



economy and shopping habits. This includes introducing more active uses such as 
cafés/restaurants, civic and social uses.  

 7.50 The Poole Local Plan designates primary and secondary shopping frontages 
in Poole  

 town centre and the 3 district centres. To protect  
 these frontages the Council considers an overconcentration of uses in shopping 

frontage as a whole, rather than an individual parade, as approximately: 

 (i) More than 50% of units not within the A1 Use Class (retail) in a primary 
shopping frontage; and  

 (ii) More than 50% of units not within the A Use Class in a secondary shopping 
frontage.” 

 

44. As noted above, changes to the Town and Country Planning (Use Classes) Order 
1987 in September 2020 mean that the A1 Use Class no longer exists. Retail uses 

now form part of Class E, which also includes the sale of food and drink for 
consumption (mostly) on the premises, financial and professional services (the 
former A2 Use Class) and other uses, some of which (e.g. Class E(g)(iii) industrial 

processes)) would not perhaps be considered to be uses found in a traditional high 
street or shopping centre. Nevertheless, the introduction of these changes allow 

for greater flexibility and must be taken into account when considering an 
application such as that now tabled, particularly given that Policy PP22 was 
drafted prior to the introduction of these changes and reflects a Use Class that no 

longer exists. It is thus open to consider the weight that should now be applied to 
this policy. In this particular case, however, the application proposes the change of 

use of the premises to a hot food takeaway, a use that was formally Class A5 and 
is now sui generis (i.e. it doesn’t fall in any Use Class). In either case, the use was 
non-retail, and it is considered that Policy PP22 still provides a reasonable means 

to gauge the acceptability of this non-retail use.  
 

45. Firstly, having regard to Policy PP22(2)(b) the proposed use of the premises as a 
hot food takeaway is, in principle, considered to be an appropriate use for the 
shopping frontage/area, hot food takeaways being an expected component of 

shopping parades, including those at Broadstone. 
 

46. That said, many of the objections assert that there are already too many 
takeaways and too many pizza outlets in the existing shopping centre.  

 

47. In this regard, attention is drawn to paragraph 7.50 of the Local Plan (copied 
above) which sets out that an over-concentration of non-retail uses results where 

more than 50% of units in the primary shopping frontage are not within retail/A1 
Use. It is explained that this calculation takes into account the percentage of non-
retail units in the primary shopping frontage as a whole, not each individual 

parade. It is also noted that the units in the defined primary and secondary 
shopping frontages are considered separately.  

 



48. An appraisal of the existing primary shopping frontage has been completed to 
address this point. 

 
49. The primary shopping frontage on the east side of Lower Blandford Road extends 

southwards from the telephone exchange on the corner of Macaulay Road to the 
Blackwater Stream public house. A total of 25 units comprise this parade of which 
16 fall within the former A1/retail use. 9 units in this parade are thus in non-retail 

use. 
 

50. The primary shopping frontage on the west side of Lower Blandford Road extends 
southwards from the junction of York Road as far south as the first dwelling, this 
being 163 Lower Blandford Road. A total of 21 units comprise this parade of which 

15 fall within the former A1/retail use. 6 units in this parade are thus in non-retail 
use. 

 
51. The primary shopping frontage as a whole thus comprises 46 units, 15 of which 

are in non-retail use. This equates to 32.61% of the units being in non-retail use. 

 
52. It is evident therefore that less than 50% of the units in the shopping frontage as a 

whole are in non-retail use. This being the case, whilst the objections are noted, 
consideration of the proposal against the Council’s policy and practice, leads to the 
conclusion that the proposal will not result in an over-concentration of non-retail 

uses in the primary shopping frontage, and will comply with the guidance of 
paragraph 7.50 of the Local Plan in this regard. 

 
53. It is recognised that objections also assert that there are too many pizza outlets in 

Broadstone, and that national/international chains will impact upon local 

independent businesses.  
 

54. Whilst information submitted with the application indicates that the intended 
occupier of the premises is Pizza Hut, it must be recognised that the application 
itself seeks the change of use of the premises to a hot food takeaway. The 

planning system does not control the type of food sold in hot food takeaways (or 
cafes or restaurants for that matter) and permission granted would not be personal 

to Pizza Hut, or specifically relate to the sale of pizzas. A reason for refusal on the 
basis would thus be difficult to substantiate. The reality is that a permission would 
allow any type of hot food to be sold for consumption off the premises, either now 

or in the future should the property be sold or the lease re-assigned. A reason for 
refusal based on the number of pizza outlets in Broadstone would thus be difficult 

to substantiate. 
 
55. With regard to objections asserting that Broadstone does not need any more junk 

food takeaways and unhealthy food, again it is of note that the application seeks 
permission for a hot food takeaway and any permission granted would not dictate 

or limit the type of food to be sold. It is recognised that the social objective of 
sustainable development seeks to support ‘strong, vibrant and healthy 



communities’ and that case law (e.g. The Queen on the Application of Copeland v 
London Borough of Tower Hamlets [2010] EWHC 1845 (Admin)) has held that 

healthy eating can be a material planning consideration. However, in this case, 
aside from the type of food being sold, it is noted that the site lies in the heart of 

the shopping parade with existing takeaways to the north and south. There is no 
persuasive evidence that the proposed takeaway would offer food to a different 
clientele to that already served by the existing takeaways around it. It is also noted 

that Policy PP22, albeit relating to the former Use Class Order, specifically allowed 
for the introduction of non-retail uses in the shopping area and that no policy of the 

Poole Local Plan or Broadstone Neighbourhood Plan seeks to resist hot food 
takeaways on the basis that they sell junk/unhealthy food, or on health grounds. 
On this basis, whilst health issues can be a material consideration, in this case it is 

not considered that there is an evidential basis on which to refuse the application.  
 

56. Similarly, whilst competition is not an obvious planning issue in a free-market 
economy such as ours, it can be a material consideration, e.g. if it was 
demonstrated that a particular proposal might materially and adversely affect the 

vitality and viability of the town centre. In this case, however, whilst it has been 
asserted that the proposal will adversely affect existing businesses, no substantive 

evidence has been produced to demonstrate that another take away in this 
location would give rise to such harm. Accordingly, whilst the concerns are noted, 
in this case it is not considered that there is an evidential basis on which to refuse 

the application. 
 

57. In conclusion, whilst the proposal would result in the loss of an existing retail use 
at 189 Lower Blandford Road, it would not significantly change the balance of uses 
in the primary retail frontage. Having regard to paragraph 7.50 of the Local Plan, it 

would not result in an over-concentration of units in non-retail use (or an over-
concentration of units in the former non-A use classes) that would alter the 

predominantly retail character of the District Centre as a whole, or its 
attractiveness for shopping purposes. The proposal is considered to accord with 
the scale and function of the District Centre, would enhance the diversity of uses 

that are already present and preserve the vitality and viability of the Broadstone 
District Centre as a whole, in line with the requirements of Policy PP22. 

 
58. The proposal also includes the provision of a new shopfront, which retains an 

active frontage at ground floor/street level in accordance with Policy PP22. 

 
59. It is considered that there is sufficient variety of retail and other supporting uses 

within the Broadstone District Centre to cater for a variety of needs and no 
persuasive evidence has been identified that the proposed scheme would 
adversely affect the provision of services or facilities or undermine the principal 

retail and community functions of the District Centre. 
 

60. As such, for the all the reasons set out above, the proposal would comply with the 
provisions of Policy PP22 of the Poole Local Plan. 



 
61. Turning to consider the Broadstone Neighbourhood Plan, Policy BP9 (Encouraging 

Employment Opportunities in the Central Shopping Area) sets out that:  
“To improve the vitality and vibrancy of the central shopping area shown in Figure 

3.6, proposals for main town centre uses will be supported including retail, leisure 
and office uses in accordance with the following principles: 
(i) Proposals for additional floorspace, that generate additional employment 

opportunities, will be supported 
(ii) Proposals for change of use that will result in the loss of employment 

generating uses on upper floors will be resisted unless it can be demonstrated that 
full and proper marketing has been undertaken for a period of 12 months, unless 
otherwise agreed with the planning authority.” 

 
62. It is noted that the Broadstone Neighbourhood Plan, like the Poole Local Plan, 

predates the changes to the Use Classes Order in 2020. However, Policy BP9 
supports, in principle, the introduction of further ‘main town centre uses’ into the 
Central Shopping Area in which the site is situated; and it is considered that a hot 

food takeaway would fall into this category – as discussed in relation to Policy 
PP22 of the Poole Local Plan. 

 
63. In this instance, having regard to criterion (i) the proposal would not result in the 

creation of any additional floor space, as it involves a change of use of an existing 

building; and, having regard to criterion (ii), relates to the ground floor rather than 
the upper floors of the building. Considered in the round, however the proposal 

would nonetheless generate an employment opportunity arising from the proposed 
use that is appropriate to the District Centre. The unit is now vacant, though the 
application form notes that when it was last occupied, the retail use generated 2 

full-time jobs. The submitted application form indicates that the use of the 
premises as a takeaway would generate 25 part-time jobs. The proposal would 

also result in the re-occupation of a vacant unit, increase the available offer and 
maintain the vitality of the Broadstone District Centre and the central shopping 
area. Overall, it is considered that the proposed change of use of the application 

premises is therefore compliant with the provisions of Policy PP22 of the Poole 
Local Plan and Policy BP9 of the Broadstone Neighbourhood Plan. 

 
Impact on the character and appearance of the area 
 

64. Policy BP7 of the Broadstone Neighbourhood Plan supports proposals for new 
development in the Central Shopping Area which, inter alia, respect the scale, 

height, mass and grain of development, and harmonise with the architecture of the 
existing building where alterations or extensions are proposed; create distinctive, 
legible and well-designed frontages and features to ensure the vitality of the 

shopping area. 
 

65. Policy PP27 states that development will be permitted if it reflects or enhances 
local patterns of development and neighbouring buildings, including its materials 



and detailing and visual impact. The policy sets out that development should be 
compatible with surrounding uses, create an accessible, safe environment that 

minimises crime through the layout of the site and positioning of doors and 
windows on elevations that face onto public or shared areas; and provides 

attractive public realm. 
 
66. In this case the proposals include the replacement of the existing fairly modern 

PVC shopfront with one constructed of aluminium. The outside of the shopfront will 
be tiled to match. The right-hand side of the shopfront will contain a glazed window 

and door, allowing views into the premises from the street – specifically a view into 
the premises towards the tills and kitchen beyond. The left-hand side of the 
shopfront will contain an opaque infill panel concealing the freezers, pot washing 

area, manager’s office, staff area and WC accommodated in this side of the unit 
from views gained from the street. 

 
67. The building itself is of limited architectural merit, and there are no heritage assets 

in the immediate vicinity. The proposal replaces one modern shopfront with 

another, and the proposed alterations would respect the appearance of the 
building, and adjacent units. The proposed scheme would make the ground floor 

accessible and provide a safe environment through passive surveillance.  
 
68. Concerns have been raised in representations that the proposal could lead to an 

increase in litter in the area. These concerns are noted, as are the points raised by 
the Council’s Waste Management Officer. However, it is noted that concerns 

regarding litter could be raised in respect of any takeaway and to some extent 
whether litter is dropped or not is out of control of the operator of the takeaway 
(which, as set out above, could sell any type of hot food). It is also considered that 

a reason for refusal on the basis of increased litter would further be difficult to 
substantiate given that Policy PP22 of the Local Plan specifically allows for the 

introduction of further non-retail uses in the Primary Shopping Area and does not 
seek to restrict hot food takeaways. The Council can ensure that satisfactory 
provision is made on-site to accommodate waste and recycling generated by the 

takeaway, and a Grampian condition is recommended below to ensure the 
requirements of the Council’s Waste Management Officer are met. A yard area lies 

to the rear of the unit, and this would accommodate the required lockable 
commercial bin store.  

 

69. Overall, the proposal would contribute to improving the attractiveness of the public 
realm within the district centre, in line with Policy PP27 of the Poole Local Plan and 

Policy BP7 of the Broadstone Neighbourhood Plan. 
 
Impact on the amenity of nearby residents 

 

70. Policy PP27(c) seeks to ensure that development is compatible with surrounding 

uses and would not result in a harmful amenity for local residents and future 
occupiers considering matters including noise and emissions.  



 
71. Representations have been received asserting that the proposed use will result in 

noise and disturbance, created both by customers and delivery vehicles. 
 

72. As discussed above, the site is situated in a primary shopping frontage that 
contains a mixture of uses, including a number of takeaways and restaurants, 
some of which offer home delivery. As noted, policy allows for the introduction of 

further non-retail uses into this primary shopping frontage and the type of hot food 
sold by the takeaway is not material to the consideration of this application. The 

issue of possible noise and disturbance should thus be considered in the round, 
not expressly in relation to the operation of the premises by Pizza Hut. 

 

73. It is recognised that the upper floors of some of the units in the parade are in 
residential use. There is a flat at second floor in the application building, and flats 

at first and second floor in the adjoining building, also part of 189 Lower Blandford 
Road. Permission also exists for a two storey extension to rear of the application 
building to provide four flats – ref: APP/21/01048/F. 

 
74. There are locational advantages related to living above or close to a shopping 

parade, in terms of the accessibility and convenience of the services and facilities 
they provide. However, it might be said that living in such locations also bring an 
expectation of some noise, disturbance and food smells, possibly into the evening, 

given the mix of uses they offer. Ultimately a balance must be struck, but from a 
planning perspective, the reasonable expectations of persons living above or close 

to a shopping parade must be distinguished from those of persons living, for 
example, in a residential estate.  

 

75. The application has been considered by the Council’s Environmental Health 
Officer, including the submitted Acoustic Report. The Officer raises no concerns 

but recommends a condition requiring the installation of the plant and equipment in 
accordance with the submitted details and that it be retained in such form 
thereafter.  

 
76. Officers are also mindful that the premises lies within a shopping parade with 

residential units above, and in the vicinity of the site. It is acknowledged that 
concerns have been raised in representations with regard to noise associated with 
customers and delivery vehicles. With this in mind, whilst it is not considered 

reasonable to refuse the application on noise grounds given the location of the site 
within a shopping parade, it is considered reasonable to limit the operating hours 

of the use, and a condition is thus recommending limiting the hours that the use 
can operate, including deliveries to and from the premises, to 11pm each day. This 
is considered to strike a reasonable balance having regard to the amenities of 

local residents, and the operating hours of other existing takeaways in the local 
area. 

 



77. In conclusion, it is not considered that the proposed use would give rise to any 
materially harmful impact on the residential amenities of the occupants of nearby 

flats and dwellings by reason of noise or smells/emissions and is considered 
consistent with Policy PP27(c). 

 
Impact on Highway Safety 
 

78. Policy PP34 seeks to delivery a safe transport network, whilst reducing the need to 
travel by directing new developments to accessible locations – e.g. the town 

centre, district and local centres and along sustainable transport corridors - that 
can be reached on foot, cycle or by public transport. Policy PP34 (d) refers to 
improving the safety, appearance and convenience of travel. 

 
79. It is acknowledged that many of the objections to the application relate to highway 

issues, asserting that there is insufficient parking for delivery vehicles and 
customers, that customers’ vehicles will block an already busy road, that delivery 
scooters will park on the pavement affecting pedestrian safety and that the site’s 

proximity to a pedestrian crossing will only add to potential conflict and difficulties. 
  

80. In this case, the site is considered to be sustainably located, being within a district 
centre, and there would be an expectation that many customers would reach the 
premises by foot or other sustainable means of transport. 

 
81. In terms of customers visiting the premises by car, it is noted that a car park is 

situated on the opposite side of Lower Blandford Road within a short walk of the 
site, and that a limited number of on-street parking spaces are also available a 
little further along the road. 

 
82. In terms of deliveries to the premises and the home delivery of hot food to 

customers, it is also noted that an access and car park lie to the side of the 
premises, and that the applicant has confirmed that the applicants have the right to 
use them. That said, the Highway Officer’s view is that use of this access and car 

park is not critical to the servicing of the use, and he considers that deliveries etc 
could be accommodated from the front of the premises.  

 
83. The application has been assessed by the Council’s Highways Officer, and the 

response provided supports approval of the application. 

 
84. Thus, whilst the concerns are acknowledged, the highway impacts of the proposal 

cannot readily be distinguished from those of existing hot food takeaways in the 
shopping centre. The Council’s Highway Officer supports the application and it is 
considered that the proposal meets the requirements of Policy PP34. 

 
Biodiversity considerations: 

 



85. Policy PP33 of the Poole Local Plan advises that “where relevant” new 
developments should seek opportunities to enhance biodiversity. In this case, the 

proposal relates to the change of use of the ground floor of the premises and 
offers no obvious means to secure any biodiversity enhancement. In the 

circumstances, the Council’s Biodiversity Officer raises no objection. It is 
recognised that the wording of the policy advises that a biodiversity net gain 
should be sought “where relevant.” In this case, it is not feasible to provide a 

biodiversity net gain and the proposal is not considered to conflict with the policy. 
 
Sustainability considerations: 
 

86. Policy PP37 of the Poole Local Plan identifies that proposals for new residential 

and commercial development must contribute to tackling climate change and they 
would be required to meet the latest Building Regulations, therefore achieving a 

high level of energy efficiency and sustainability. Furthermore, in line with the 
provisions of Policy PP37, proposals for commercial development would also be 
required to meet a ‘very good’ BREEAM rating.  

 
87. In this case, given that the proposal relates to the change of use of the ground 

floor of the existing premises, there is no obvious means via which the 
sustainability of the premises can be materially improved. There is similarly no 
scope for renewable energy sources to be provided. Similarly, a condition requiring 

the ground floor to meet the policy required BREEAM rating would be difficult to 
justify. 

 
 
Planning Balance  

 
88. The site lies within a District Centre and within a Primary Shopping Frontage 

where further hot food takeaways and other non-retail uses are in principle 
supported by Policy PP22(3)(a).  

 

89. An assessment of the shopping frontage as a whole has established that the 
proposal will not result in an over-concentration of non-retail uses (as the proposal 

will not result in more than 50% of the units being in non-retail use).  
 
90. Hot food takeaways are considered to be appropriate uses for shopping areas 

and, overall, it is considered that the proposal will enhance the vitality, viability and 
diversity of the shopping area.  

 
91. The new shopfront would also enhance the appearance of the unit, and the 

contribution it makes to the character of the area. 

 
92. It is acknowledged that the operation of hot food takeaways can generate some 

noise and activity into the evening. However, the premises are located in a 
shopping parade that already includes takeaways, restaurants and a public house, 



wherein some noise and activity would be expected. There is no evidence that the 
use would result in a level of impact that would be harmful, having regard to its 

location in a shopping area. It is also considered that satisfactory parking and 
servicing arrangements exist. Overall, the impacts of the proposed use cannot be 

readily distinguished from other takeaways operating in the local area, and no 
objections have been received from either the Council’s Environmental Health or 
Highway Officers. Planning conditions are proposed to control aspects of the use, 

including its hours of operation. 
 

93. Having regard to the fact that the proposal only relates to the ground floor of the 
premises and involves only modest operational development, the benefit arising 
from the proposed development in the form of contributing to the vitality of the local 

centre would outweigh any identified harm in form of lack of biodiversity 
enhancement or provision of renewable energy sources on site. 

 
94. It is concluded that the proposal accords with the policies of the Poole Local Plan 

and would achieve the economic, environmental and social objectives of 

sustainable development set out in the NPPF and should therefore be 
recommended for approval. 

 
Background Documents 

 

95. Documents uploaded to that part of the Council’s website that is publicly 
accessible and specifically relates to the application the subject of this report 

including all related consultation responses, representations and documents 
submitted by the applicant in respect of the application. This excludes all 
documents which are considered to contain exempt information for the purposes of 

Schedule 12A Local Government Act 1972. Reference to published works is not 
included. 

 
RECOMMENDATION 

 
96. Grant subject to the following Conditions:  
 

1. GN150 (Time Expiry 3 Years (Standard))  
The development to which this permission relates shall be begun not later than 
the expiration of three years beginning with the date of this permission. 

 
Reason: This condition is required to be imposed by the provisions of Section 91 

of the Town and Country Planning Act 1990 and amended by Section 51(1) of 
the Planning and Compulsory Purchase Act 2004. 

 

2. PL01 (Plans Listing)  
The development hereby permitted shall be carried out in accordance with the 

following approved plans and documents:  



General arrangement of HVAC layout drawing no .0000/M/100 Rev C date 
received 13th January 2022 

Acoustic Assessment Ned Johnson Acoustic Consultants date received 13th 
January 2022 

Existing external back elevation drawing no.1.4 date received 24th August 2021 
Existing external front elevation drawing no.1.2 date received 24th August 2021 
Existing general arrangement drawing no.1.0 date received 24th August 2021 

Proposed general arrangement drawing no.2.0 Rev C date received 24th August 
2021 

Location Plan date received 24th August 2021 
Proposed elevation drawing no. 3.0 Rev B date received 5th October 2021 
4-way blow ceiling cassette system SLM-Z R32 date received 24th August 2021 

FFK 80-50 filter cassette date received 24th August 2021 
K 100 M Sileo date received 24th August 2021 

K 150 M Sileo date received 24th August 2021 
LDR 80-50 Silencer date received 24th August 2021 
MUB/T 042 500EC date received 24th August 2021 

OC Innovations OC4 date received 24th August 2021 
RS 80-50 L3 Sileo date received 24th August 2021 

OC Innovations RY5000 date received 24th August 2021 
Stainless Steel Ceiling Suspended System PCA-M-HA R32 date received 24th 
August 2021 

 
Reason: For the avoidance of doubt and in the interests of proper planning. 

 

3.  The materials to be used for the external faces of the development shall be as 
specified on the approved plans. 

 
Reason: to ensure a satisfactory visual relationship of the new development and 

that existing and in accordance with Policy PP27 of the Poole Local Plan 
(November 2018). 

 

4.  The use hereby permitted shall not operate and no deliveries shall be taken at or 
despatched from the site other than between 08:00 - 23:00 hours on any day of 

the week.                                                                                                             
 

Reason: In the interest of the amenities of adjoining and nearby residential 

properties and in accordance with Policy PP27 of the Poole Local Plan 
(November 2018). 

 
5.  The HVAC (Heating, ventilation and air conditioning) and extraction equipment 

hereby approved shall be implemented in full and in accordance with the details 

provided on the approved plans and support information prior to the first use of 
the premises as a hot food takeaway and shall thereafter be maintained in 

accordance with the manufacturers instructions for the duration of the approved 
use of the premises as a hot food takeaway. 



 
Reason: In the interest of the amenities of adjoining and nearby residential 

properties and in accordance with Policy PP27 of the Poole Local Plan 
(November 2018). 

 
6.  Prior to the first use of the hot food takeaway hereby approved, a lockable 

commercial bin store shall be provided in accordance with plans and details 

(including a Waste Management Plan) that have been submitted to and approved 
in writing by the local planning authority. The bin store shall thereafter be 

retained in accordance with the approved details and the use of the hot food 
takeaway hereby approved shall not operate other than in compliance with a 
Waste Management Plan that has been approved in writing by the local planning 

authority.  
 

Reason: to ensure the safe collection of refuse from the site so as not to impact 
on the local highway network and in the interests of the amenities of the area, in 
accordance with Policy PP27 of the Poole Local Plan (2018). 

 
 
Informative Notes: 

 
1. IN72 (Working with applicants: Approval)  

 


