
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT/EL

	Application No: 
	3/2005/0860/P

	Development Proposed:
	Use of Shop as an office for Age Concern Insurance Sales, information and services to older people in the area at 10a Moor Lane, Clitheroe, Lancashire

	CONSULTATIONS: Parish/Town Council

	Town Council - The Town Council objects to this application as it is contrary to Local Planning Policy as the proposed development is not for retail purposes.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	There have been six letters of objection received. The main points of objection are the:

i) The Town Plan clearly states that Moor lane must remain retail on the whole of the west side,

ii) An exception was made at no. 4, currently occupied by Age Concern for office use, due to the size of the unit not being financially viable for retail but no such exception should be made here,

iii) The Town centre needs more shops not offices, there are too many Charity Shops and Hairdressers on Moor Lane as it is,

iv) Offices should be on the edge of town not in the centre in accordance with the Local Plan, and

v) Due to the recent reduction in the number or retail premises in the town, the local business people are concerned that visitors/shoppers are falling in numbers. It is necessary to retain a thriving market town and to allow an office for Age Concern in a prime retail property will be against the relevant Policies for this area.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy EMP5 - Office Uses.

Policy S3 - Principal Shopping Frontage - Clitheroe.



	POLICY REASONS FOR REFUSAL:

	The proposal is considered contrary to Policy S3 of the Ribble Valley Districtwide Local Plan which seeks to restrict ground floor uses on the principal shopping frontages to those in Class A1 of the Town and Country Planning (Use Classes) Order 2005 and for the sale of food and drink for consumption on the premises. Since the proposal does not fall into this category, to allow such a use would be detrimental to the aim of protecting the vitality and viability of the town centre.
If allowed the development would set a dangerous precedent for the acceptance of other similar proposals without sufficient justification which would render more difficult the implementation of the established planning policies of the Council.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application seeks consent for the change of use of a ground floor shop to office premises in order to facilitate the expansion of the existing office accommodation within no. 4 Moor Lane. The retail unit in question is within the Town Centre of Clitheroe, on the Principal Shopping Frontage where Policy S3 applies, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998). This Policy seeks to restrict ground floor uses on the principal shopping frontages to those in Class A1 of the Town and Country Planning (Use Classes) Order 2005 and for the sale of food and drink for consumption on the premises.

The applicant has submitted a letter in support of the application, the main points of which are as follows:

I. The application intends to replace the existing premises at no. 4 Moor Lane which have become unsatisfactory for the type of service we provide to older people in the Ribble Valley,

II. Moving to no. 12 Moor Lane will allow the expansion of our current information, advice and insurance service, it will also provided sufficient space for issues of a private and confidential nature to be discussed with service users and their carers,

III. In addition we will be able to employ two additional staff, a Community Car Liaison Officer and a Carers service Officer, which will be of enormous value to our client base in the Ribble valley.

The site itself is one of two recently subdivided retail units, which has resulted in the production of another retail unit. This has not altered the relationship in terms of the retail frontage, however it is considered that whilst the site remains close to the core of the retail area this part of the shopping area is perhaps more vulnerable to the introduction of non-A1 uses. This could lead to an overall undermining of the primary shopping frontage in this area and whilst it is noted that the applicant is simply moving from one small unit to another, I do not think it would be appropriate to depart from the policy imperative of protecting the retail function that is clearly expressed within the Policy.

Therefore bearing in mind the above information and facts, and considering that the application is not in accordance with the relevant policies, it is therefore recommended that this application be refused.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 19/10/2005





TELEPHONE CLLRS:  YES / NO


DATE:














