Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2009/0116

	Development Proposed:
	Change of use from vacant ground floor retail shop (Class A1) to a self contained one-bedroomed apartment at 78 Waterloo Road, Clitheroe.



	CONSULTATIONS: Parish/Town Council

	Clitheroe Town Council – No Objections.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor – No objections on highway safety grounds subject to an appropriate condition requiring the provision of parking in accordance with a scheme to be submitted to and approved, in writing, by the Local Planning Authority.

Environment Agency – Withdrawn their initial objection - We are satisfied that the proposed mitigation measures will reduce the risk of flooding as much as practicable in this instance providing that any subsequent approval is conditioned in that all finished floor levels shall be set 300m above external ground levels.

	CONSULTATIONS: Nearby Residents

	No representations have been received.

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy G2 – Settlement Strategy

EMP11 – Loss of Employment Land

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

	Permission is sought for the change of use of a ground floor retail shop (Class A1) to one self-contained apartment. A previous planning application at this site, 3/2006/0017/, for the change of use of the first floor ancillary residential accommodation to a self contained flat was recommended for approval conditionally.

With regards to the principal of the development this is a scheme for change of use to one residential unit within Clitheroe, which is covered by Policy G2 of the Local Plan that allows for development wholly within the built part of the settlement. Therefore I am satisfied that the principle of development is in accordance with plan policy. 

As the only external alteration is to be made to the rear of the property by the insertion of a garden wall the proposal will have minimal visual and residential impact.

The LCC Highways Officer has confirmed that in view of the existing site use he does not propose to raise any highway objections to the principle of removing a commercial use at this site. However as the parking arrangements at this address are poor he has suggested a number of changes which he considers might be difficult to insist bearing in mind the existing use but at least a condition requiring the provision of parking in accordance with a scheme to be agreed and its future retention would be beneficial. 

The initial consultation response from the Environment Agency was an objection to the proposal due to the fact that the site lies within Flood Zone 2, which is defined as an area of medium flood risk in PPS25 and that the application was not accompanied by a flood risk assessment. Subsequent consultation with the agent and the Environment Agency has resulted in an amended plan, which details changes to the floor levels. The amended plans have been submitted to the Environment Agency and they have confirmed in writing that they wish to withdraw their objection providing a condition is placed on any subsequent approval to ensure that the floor levels are set 300m above external ground levels.

I acknowledge Policy EMP11 regarding the potential loss of employment land. The applicant has stated in writing that he attempted to let the ground floor property over a period of two years through advertising with a company in Blackburn which proved to be unsuccessful and also spoke to a number of estate agents in Clitheroe who informed him that a commercial unit/lock up shop was going to be difficult to rent out, as the location was not great. A further letter has been received from a company in Blackburn called ‘Property Solutions’, who have confirmed that they marketed the property as a retail outlet for rental purposes from August 2007 to July 2008 with no positive results.

In consideration of the above and that the first floor of the property is currently a self-contained flat I consider that the proposal complies with EMP11 and will not contribute to any significant loss of employment land as to warrant refusal, as such, I recommend the application accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact or be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 19/03/2009














