
 



 

Item No.: 06 
 

The information, recommendations, and advice contained in this report are correct as at 
the date of preparation, which is more than one week in advance of the Committee 
meeting. Because of the time constraints some reports may have been prepared in 
advance of the final date given for consultee responses or neighbour comments.  Any 
changes or necessary updates to the report will be made orally at the Committee meeting. 

 

PROPOSAL Change of use from shop (Class A1) to Cafe (Class A3) 

LOCATION: Ian Allan Travel, 19 Market Street, Alton, GU34 1HA 

REFERENCE : 31232/004 PARISH:Alton 

APPLICANT: Mr Ormond 

CONSULTATION EXPIRY : 27 June 2014 

APPLICATION EXPIRY : 17 July 2014 

COUNCILLOR: Cllr N Branch 

SUMMARY RECOMMENDATION: PERMISSION 

 

This application is included on the agenda at the discretion of the Service Manager 
Planning Development. 
 
Site and Development 
 
The property lies within the town centre of Alton, within the Settlement Policy Boundary 
and the Alton Conservation Area.  Market Street comprises of a mix of retail units (A1) 
together with other commercial users including the Kings Head Public House. The main 
shopping facilities in Alton are in the High Street, with Market Square and the lanes 
leading to it providing a secondary level of shopping, with independent traders and non-
retail uses proliferating. Market Square itself is largely occupied by restaurants and public 
houses 
 
19 Market Street consists of a two-storey property with retail premises at ground floor and 
a taxi office over. The retail unit comprises an L-shaped main area, with office and toilet to 
one side. There is a small enclosed yard and a small store to the rear.  The property is 
listed Grade II and described as follows: 
 
Nos 19 and 21 Market Street 
"Mid C19. 2 storeys; 3 bays, that on the left recessed a little. Stuccoed; tile roof. Ground 
floor with central doorway with pilasters and entablature and flanked on each side by a 
single contemporary shop front also with pilasters and entablature. 1st floor with 2 
recessed sash windows. The recessed bay to the left with another contemporary shop 
front with pilasters and entablature and, on the 1st floor, a single recessed sash window." 
 
This application seeks permission for change of use from retail (A1) to cafe/restaurant 
(A3). No external alterations are proposed and internally the changes are limited to fittings. 



This application seeks permission for change of use from retail (A1) to cafe/restaurant 
(A3). No external alterations are proposed and internally the changes are limited to fittings.  
 
Relevant Planning History 
  
31232/003 – Internal alterations and painting of external wall, windows and doors.  
Permission 24 November 2006 
 
Development Plan Policies and Proposals 
 
East Hampshire District Local Plan: Joint Core Strategy (2014) 
 
CP1 -  Presumption in favour of sustainable development  
CP2 -  Spatial Strategy 
CP27 -  Pollution 
CP29 -  Design 
 

East Hampshire District Local Plan: Second Review (2006) 
 

S2 - Primary Shopping Frontages 
HE6 - Change of Use of a building in a conservation area 
 
Planning Policy Constraints and Guidance 
 
National Planning Policy Framework (NPPF) 
 
II Listed Building 
The works relate to a listed building and the Council is required to have a special regard to 
the desirability of preserving the building or its setting or any features of special 
architectural or historic interest. 
 
Alton Conservation Area  
Conservation areas are designated areas of special architectural interest, the character or 
appearance of which it is desirable to preserve or enhance. It is the quality and interest of 
the area rather than individual buildings which is important. The consequence of 
conservation area designation is not to preserve conservation areas unchanged but 
requires that new development is designed in a sensitive manner which has regard to the 
special character of the area. The Council’s policy on allowing development within 
conservation areas is set out in Policy HE4 of the East Hampshire Local Plan: Second 
Review, where development will be permitted only where it would preserve or enhance the 
character or appearance of the area. 
 
Town Design Statement - Alton Town Design Statement - non statutory planning guidance 
that has been the subject of public consultation and therefore is a material planning 
consideration. 
 
Alton 2020 Town Plan 2005 
 
Holybourne Village Plan 2010 
 



 
Consultations and Town/Parish Council comments 
 
Environmental Health Services (Pollution) – Comment.  I have concerns about the 
proposed change of use of 19/21 Market Street, Alton to A3 cafe/restaurant due to the 
potential for noise and odour to impact adjacent premises and the surrounding area.  It 
may be possible to address these concerns, but at this stage insufficient information has 
been submitted by the applicant to enable full comments to be made. 
  
The unit is mainly surrounded by other commercial uses with the closest residential use 
appearing to be above 23 Market Street and to the rear at Vicarage Hill Mews. An A3 use 
will require some form of odour control to limit the impact of cooking smells affecting the 
surrounding area.  It is difficult to tell where such a system would be located within this 
commercial unit without impacting the amenities enjoyed by occupiers of nearby premises, 
or understanding where cooking will take place onsite. To enable hot food to be prepared it 
may be necessary to attach a flue to the listed building. Work would also be required to 
ensure cooking smells do not affect the taxi office use on the first floor by passing through 
the structure of the listed building. 
 
Although it may be possible to take a conditional approach in some applications of this 
nature, I feel that due to the position, layout and age of the building, it may be difficult to 
apply adequate mitigation measures to protect the occupiers of nearby premises from 
impact from noise and odour associated with an A3 use.  
 
Alton Town Council – No objection.  
 
 
Representations 
 
9 letters of objection have been received and a petition with 258 signatures. The main 
concerns highlighted within these documents are as follows: 
 
a) Loss of retail space within the city centre; 
b) Concern with balance of retail and cafe/restaurants; 
c) Additional A3 use detracts from current pool of eating places;  
d) Noise; and  
e) Odours. 
 
 
Determining Issues 
 
1. Principle of development 
2. Impact on the amenity of neighbouring properties 
3. Impact on the character of the area and highway implications 
 
 
 
 
 
 



 
Planning Considerations  
 
1. Principle of development 
 
The principle test of policy with regards to this proposed change of use is the loss of retail 
space. Policy S2 of the Local Plan: Second Review (LP) states that where proposals for 
non-retail uses in the primary shopping frontages of Alton and Petersfield would have a 
detrimental effect on the interest and appearance of the shopping frontage or would 
undermine the vitality and viability of the shopping centre as a whole, such proposals 
either for change of use or redevelopment for non-retail uses will be refused. Further to 
this, a test is required in order to ascertain whether the loss of retail is harmful to the 
shopping frontage. In implementing Policy S2 the objective is  to ensure that proposals for 
change of use or redevelopment to a non-retail use do not result in either a continuous 
street frontage of three or more non-retail uses or more than 40% of the street frontage 
being in non-retail use, the street frontage being measured as 50 metres either side of the 
application site. A shop is defined as set out in Class A1 of the Town and Country 
Planning (Use Classes) Order, 2005 
 

Following a site visit, it is accepted that the proposed change of use satisfies the 
requirements of policy S2.  The three units directly to the east are all retail and include The 
Aga Shop, Between The Lines and Quirky Women. To the west lies the frontage for Alton 
Taxi (non-retail, offices above 19), Alton Eyecare (retail) and a Barbers shop (retail).  

Policy CP1 of the Joint Core Strategy (JCS) applies to development within the Settlement 
Policy Boundary (SPB) where there is a presumption in favour of development.  Policy 
CP2 identifies a sustainable hierarchy of SPB and sets out five levels of sustainable 
settlements.  The application site falls within one of the identified SPB and, given that the 
proposal is for the change of use of a building, the principle of the development is 
acceptable, subject to all other relevant planning considerations and policies which will be 
discussed below. 

 

2. Impact on the amenity of neighbouring properties 

 
Policy CP27 of the JCS requires that developments would not have an unacceptable 
impact on the amenity of the occupiers of neighbouring properties.  Following public 
consultation, the application has received 9 letters of objection along with a submitted 
petition with 258 signatures. The petition was collated by four local restaurants and cafes 
and is signed by their users. The petition and other comments are objecting to the loss of 
retail space on this site. However, for the reasons given above, the principle for change of 
use from A1 to A3 is considered acceptable within this unit. 
 
Having concluded that the principle of the use is acceptable, the issue of odors and smells 
needs to be addressed. The Council's Environmental Health team has highlighted some 
concern with regards to the implementation of a satisfactory extraction unit within this 
listed building. An A3 use will require some form of odor control to limit the impact of 
cooking smells affecting the surrounding area. It is difficult to tell where such a system 
would be located within this commercial unit without impacting the amenities enjoyed by 
occupiers of nearby premises, or understanding where cooking will take place on site. 



Following consideration of these comments, it is suggested that the onus be placed on the 
applicant through condition to propose such extraction methods. The following conditions 
are reasonable and acceptable method of control: 

• The development hereby permitted shall be used for only A1 or A2 uses or A3 uses 
which are categorised as low risk cooking types as defined by the DEFRA Guidance on 
the Control of Odour and Noise from Commercial Kitchen Exhaust Systems 2005 
Annex C: Risk Assessment for Odor, and for no other purposes in the Schedule to the 
Town and Country Planning (Use Classes) Order 1987, or in any provision equivalent 
to that Class in any Statutory Instrument revoking and re-enacting that Order with or 
without modification).  

 

• Prior to an A3 use operating on site details of an extraction system shall be submitted 
to and approved in writing by the Local Planning Authority. The equipment shall be 
installed and maintained in accordance with the approved scheme. 

 
It is accepted that as the building is Grade II Listed, the implementation of a satisfactory 
scheme for extraction may be difficult. Any discharge of condition application will be 
subject to consultation with environmental health and conservation teams and, if required, 
a listed building consent application will be requested if such works affect the fabric of the 
listed building. 
 
3. Impact on the character of the area 
 
Policy CP29 of the JCS seeks to ensure that development proposals are of exemplary 
standards of design and architecture, with a high quality external appearance that respect 
the area's particular characteristics.  It requires that developments are sympathetic to their 
setting in terms of scale, height and massing, and their relationship to adjoining buildings, 
spaces around buildings, and that developments should make a positive contribution to the 
overall appearance of the area. 
 
There are no physical alterations proposed to the premises other than potential signage, 
which is not being proposed at present and, therefore, cannot be assessed.  Were an 
application for signage to be submitted, this would be determined against the appropriate 
policies at the time of submission. Further to this, listed buildings consent may be required 
for external facias works as well as any approved extraction units.  
 
The property is located within a prime shopping frontage within Alton Conservation Area.  
The proposed use is considered to be consistent with what is likely to be found in a town 
centre location and there are currently no proposed external alterations likely to impact on 
the Conservation Area.  The proposed development is, therefore, considered to preserve 
and enhance the character of the area. 
 
Conclusion 
 
The proposed change of use from vacant retail premises to cafe is considered to enhance 
the viability and vitality of Alton Town Centre and Conservation Area.  There will be no 
significant impact on the neighbouring properties or the Conservation Area and the 
proposals are considered to be in keeping with the policies of the East Hampshire District 
Local Plan: Second Review and the Local Plan: Joint Core Strategy.   
 



RECOMMENDATION  
 
 PERMISSION subject to the following conditions: 
 
1 The development hereby permitted shall be begun before the expiration 

of three years from the date of this planning permission. 
Reason - To comply with Section 91 of the Town and Country Planning 
Act 1990 
 

2 The development hereby permitted shall be used for only A1 or A2 uses 
or A3 uses which are categorised as low risk cooking types as defined by 
the DEFRA Guidance on the Control of Odour and Noise from 
Commercial Kitchen Exhaust Systems 2005 Annex C: Risk Assessment 
for Odour, and for no other purposes in the Schedule to the Town and 
Country Planning (Use Classes) Order 1987, or in any provision 
equivalent to that Class in any Statutory Instrument revoking and re-
enacting that Order with or without modification).  
Reason - To protect the amenities of the occupiers of nearby properties. 
 
 

3 Prior to an A3 use operating on site details of an extraction system shall 
be submitted to and approved in writing by the Local Planning Authority. 
The equipment shall be installed and maintained in accordance with the 
approved scheme. 
Reason - To protect the amenities of the occupiers of nearby properties. 
 
 

4 The development hereby permitted shall be carried out in accordance 
with the following approved plans and particulars: 
 
Application Form 
Planning Statement 
Heritage Statement 
Site Plan 
Location Plan and Floor Plan 
 
Reason - To ensure provision of a satisfactory development 
 

 
 

Informative Notes to Applicant: 
 
 

1 In accordance with paragraphs 186 and 187 of the NPPF East 
Hampshire District Council (EHDC) takes a positive and proactive 
approach and works with applicants/agents on development proposals in 
a manner focused on solutions by: 
 

• offering a pre-application advice service, 
 



• updating applications/agents of any issues that may arise in the 
processing of their application and where possible suggesting 
solutions, and, 

 

• by adhering to the requirements of the Planning Charter. 

 

In this instance the applicant was updated of any issues after the initial 
site visit. 

 
2 The applicant should be reminded that any proposed works to the listed 

building may require listed building consent. An application should be 
made to the Local Planning Authority in the event that any alterations 
may impact on the historic fabric of the listed building.  
 

 

CASE OFFICER: Mark Webb 01730 234235 
——————————————————————————————————————— 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



SECTION 1   Item 6    Ian Allan Travel, 19 Market Street, Alton, GU34 1HA 

 

 

 

 

 
 

Site Plan 


