
Allerdale Borough Council 
Planning Application 2/2017/0523

Proposed 
Development:

Proposed change of use of two residential rooms to accommodate 
a chiropody/ podiatry practice

Location: 20 Laithwaite Close
Cockermouth

Applicant: Mrs Adele Holmes
Cockermouth Chiropody/ Podiatry

Recommendation: Approve

Summary/Key Issues

Issue Conclusion

Principal Acceptable use of part of the dwelling to accommodate a 
chiropody/ podiatry practice. Subject to the restricted use of 1 clinic 
room and 1 reception area. 

Residential Amenity There have been neighbour concerns regarding additional use of 
the private road for the business activities and the upkeep of the 
road. Conditions are required to restrict days and hours of opening 
to safeguard residential amenity within the locality.

Access and Parking No objection from Cumbria Highways regarding access and 
parking

Proposal

Proposed change of use of 2 residential rooms to accommodate a chiropody/ podiatry 
practice. These rooms (1 clinic room and 1 reception/ waiting room) are currently used 
for the chiropody/ podiatry business. 

Since 2012 there has been a podiatry/ chiropody business running from the dwelling 
although initially this was as an ancillary use to the domestic dwelling not requiring 
planning permission, as agreed acceptable by the Council via letter in 2012.  Due to the 
expansion of the business, the applicant seeks to formalise the use of 2 rooms within the 
dwelling for the chiropody/ podiatry purposes. 

Site

The practice is on the ground floor of the dwelling known as 20 Laithwaite Close, 
Cockermouth. The building is currently used as a dwelling and part used as a home 
based work chiropody/ podiatry practice. 

The dwelling is part of a small housing development served by a private access road 
which is accessed from the adopted highway off Laithwaite Close. The private access 



road is also used by pedestrians to access the railway line as a footway to nearby shops 
and the town centre. 

There will be no external alterations to the building and the business will have its own 
separate access as existing.

Relevant Policies

National Planning Policy Framework 2012

8. Promoting healthy communities

Allerdale Local plan Part 1 adopted July 2014
S1- Presumption in Favour of Sustainable Development
S2 - Sustainable Development Principles
S3 - Spatial Strategy and Growth
S22 - Transport Principles
S32 - Safeguarding Amenity

Relevant Planning History

2/2015/0533 Outline application for the erection of a single dwelling/ bungalow (approved 
dwelling adjacent site but not implemented).
2/2017/0182 Application for reserved matters following outline approval 2/2015/0533
PPA 2012 Applicant advised by letter an ancillary use of the domestic dwelling for a 
podiatry clinic acceptable.
Representations

Cockermouth Town Council - No objections
Cumbria Highways - No objections
Local Lead Flood Authority - Environment Agency surface water maps do not indicate the 
site is in an area of risk.
Fire Officer - Recommend a sprinkler system

The application has been advertised on site and adjoining properties have been notified. 
7 letters of objections have been received to date. The following concerns have been 
raised.

- Concern about existing and proposed traffic movements;
- Lack of parking for staff, domestic and delivery vehicles;
- Common boundaries have been moved between the approved housing site and 

20 Laithwaite Close;
- The car visitor movements per year would double from 3,200 movements to 7,200 

movements;
- The application seeks to formalise a use that has been operating for 5 years 

without a formal consent;
- The increased level of business would exacerbate the ongoing noise and 

nuisance;
- There would be significant detrimental impact on neighbours quiet enjoyment and  



further loss of amenity and impact on safety;
- There lane is also a public right of way;
- The road is falling into disrepair;
- Nothing to control speed of delivery vehicles;
- Vehicles passing use neighbouring land to pass;
- The business is currently advertised locally as late night opening;
- The business should be located at a business park;
- There have been accidents on the private lane involving delivery vehicles and  

cars;
- Concern that emergency treatment arrangements on Sundays and  Bank holidays 

currently advertised;
- Continued concern regarding the nuisance caused by visitors, staff from the 

business use from the use of 2 rooms.
- The current request regarding the permitted hours of operation reflects yet another 

change and a further increase in the hours and days of operation over and above 
the working hours identified in the original application form and those indicated in 
the email of 4 January 2018 (hours have been extended from 5.00pm to 5.30pm 
every weekday, evening sessions until 7.00pm twice per month, and Saturday 
working increased from 2 Saturdays per month to every Saturday and from 
9.00am to12.00pm to 9.00am to 1.00pm ). A consequence of this proposed 
increase in working hours will be an increase in the volume of vehicular traffic. It is 
requested that formalisation is restricted to the existing hours of operation at the 
level indicated in the original application but with the removal of the occasional 
evening sessions (after 5pm). This would have the effect of eliminating any
increase in the current level of vehicular traffic and remove the nuisance at times 
when those local residents are likely to be most affected.

- Responses from the residents of 17, 18 and 19 Laithwaite Close (those most 
affected by the business) have clearly and consistently indicated concerns 
regarding the impact of a business of this nature operating in what is an 
exclusively residential area and the submissions have highlighted concerns in 
relation to the detrimental impact of the existing level of traffic movements. The 
view remains that such a business should be operating from a location intended 
and suitable for business use rather than allowing the permanent operation of a 
business from this wholly residential area.

- There are plenty of small businesses set up in specific business parks such as 
Lakeland Business Park or Europa Business Park in Cockermouth which are 
ideally designed for this type of business and does not affect any residential areas.

4 letters of support setting out the practice is of a benefit to the community.

Local Financial Considerations

Having regard to S70 (2) of the Town and Country Planning Act Local Financial 
Considerations relate to Business Rates Revenues.

Assessment

There are currently 3 part time staff employed and the applicant advises the practice is 
currently visited on average by 13 patients daily Monday-Friday (9am to 5pm) and 



patients arrive separately every 30 minutes.

Initially the proposal was to expand the D1 use within the premises to provide 3 rooms 
associated with the podiatry/ chiropody practice, (2 clinic rooms and 1 reception room) 
however in response to neighbour concerns regarding the uplift of users of the private 
lane and objectors concerns regarding residential amenity and parking, particularly from 
residents within the cul-de-sac, the scheme has been amended. The scheme now seeks 
to formalise the current operations of the premises for 2 rooms only i.e. a single clinic 
room and a reception room.

Amended details now set out the proposed hours of operation as 9am - 5.30pm Monday 
to Friday and 9am -1pm on Saturdays and 2 late night evenings per month until 7pm on 
the 1st Tuesday and 3rd Wednesday. The practice being closed all Sundays and Bank 
Holidays. 

A key issue from neighbour objections relates to the loss of residential amenity by virtue 
of the coming and going of traffic associated with the business. The private lane currently 
serves 4 dwellings (including the applicant’s dwelling with the chiropody practice). 
Officers have also taken account of a further approved dwelling adjacent to the site 
2/2015/0533 (outline) and 2/2017/0182 (reserved matters) as a material consideration.  It 
is noted that the approval is not implemented.

The single unadopted vehicular access lane therefore serves 20 Laithwaite Close and 
potentially 4 other residential properties within the small residential cul-de-sac and there 
is also a historic pedestrian informal access onto the greenway from the lane.

Neighbour concerns relate to loss of residential amenity to dwellings that are served by 
and in close proximity to the shared private access lane; as a result of traffic movements 
associated with the podiatry/ chiropody business clients and staff. 

Officers note the private road is a single road of a tarmac surface. The shared driveway 
entrance is directly adjacent to 18 Laithwaite Close; in close proximity to habitable 
windows. The shared drive is also directly overlooked by the frontages of dwellings 
known as 17 and 19 Laithwaite Close however these are set back from the road with 
some garden and parking areas to screen the frontages from the access lane. There are 
no objections from Cumbria Highways regarding the access arrangements along the 
private road. Nevertheless officers consider that the use of 1 clinic room and a reception 
room with restricted days and hours of opening to be secured by planning condition could 
adequately safeguard the residential amenity of other residents within the cul-de-sac and 
users of the private driveway from noise nuisance and traffic movements associated with 
the comings and goings of vehicles of clients and staff of the podiatry/ chiropody practice.

To address neighbour concerns regarding the increased use of the private road and 
highway safety, a block plan has been provided to show how the site could 
accommodate in-curtilage parking and establish how vehicles could access and egress 
the lane safely in a forward gear. The parking arrangements as amended would be for 2 
patients, 2 staff vehicles and 3 domestic parking spaces. The parking and turning 
arrangements on site can be secured by planning condition.

The shared use of the premises itself would not necessarily detract from the residential 



amenity of the host building and no external alterations are proposed to the building. The 
reduced on-site parking also provides a more attractive residential environment. 

It is therefore considered that a mixed residential/  D1 use that is of a modest scale may 
be a suitable use in this residential locality; given the use of only specific rooms for 
podiatry/ chiropody clinic uses within the property could be secured by planning 
condition.

Officers therefore consider a restricted scale of business to 1 clinic room and 1 waiting 
room with restricted days and hours of operation would satisfactorily maintain the 
residential amenity of nearby residents who are served by the shared private access 
lane. In particular this would safeguard the residential amenity of residents of Laithwaite 
Close and notably 18 Laithwaite Close where the access lane is in close proximity to 
habitable windows on the gable fronting the access lane.

Conclusion

The proposed restricted D1 use within this dwelling is considered acceptable and the 
scheme is recommended for approval accordingly subject to planning conditions.



Recommendation: Approve 

Conditions

1. The development hereby permitted shall be begun before the expiration of 
three years from the date of this permission.
Reason: In order to comply with Section 91 of the Town and Country Planning 
Act 1990.

2. The development hereby permitted shall be carried out solely in 
accordance with the following plans:
Amended Cover letter received 27 February 2018
Proposed Floor plan received 27 February 2018 showing 1 clinic room and 
1 reception room 
PL 01 - Location plan
Parking plan received 27 February 2018
Reason: In order to ensure that the development is carried out in complete 
accordance with the approved plans and any material and non-material 
alterations to the scheme are properly considered.

3. The approved D1 business use as identified in Proposed Floor plan 
received 27 February 2018 showing 1 clinic room and 1 reception room 
shall not operate on:
- Sundays or Bank Holidays;
-  Before 9am or after 1pm Saturdays.
-  Before 9am and after 5.30pm Monday to Friday inclusive except on the 
first Tuesday and second Wednesday per month when the business use 
shall not operate before 9am and after 7pm.
Reason:  In the interests of preserving the amenity of neighbouring residents, in 
compliance with the National Planning Policy Framework and Policy S32 of the 
Allerdale Local Plan (Part 1), Adopted July 2014.

4. Vehicular parking spaces and a vehicle turning space within the site that 
enables vehicles to access and egress from the site onto the highway in 
forward gear shall be implemented strictly in accordance with Parking plan 
received 27 February 2018 within 2 months of the date of the decision 
notice. The car parking and turning space shall thereafter be retained at all 
times and shall not be used for any other purpose.
Reason: To ensure that the provision is made for adequate off street parking and 
there is a vehicle turning space to enable access and egress from the site in 
forward gear in the interests of highway safety.
Proposed Floor plan received 27 February 2018 showing 1 clinic room and 1 
reception room

5. The approved D1 business use shall be strictly limited to rooms as 
identified in Floor plan received 27 February 2018 showing 1 clinic room 
and 1 reception room. The reception room shall only be used for visitor 
waiting and administration purposes.
Reason: In the interests of residential amenity and highway safety.



Location plan at 1:1250



Location plan at 1:2500


