Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2009/0763/P

	Development Proposed:
	Formation of 2 no. self-contained apartments from the existing ground floor barbershop, and formation of new access door opening to side elevation at 23-25 Bawdlands, Clitheroe, Lancashire, BB7 2LA.



	CONSULTATIONS: Parish/Town Council

	Clitheroe Town Council - No objection.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Traffic & Development Engineer – No objections.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G2 – Settlement Strategy.

Policy EMP11 – Loss of Employment Land.

Affordable Housing Memorandum of Understanding.



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

	The site lies on the outskirts of the town centre of Clitheroe, on the corner of Bawdlands and Corporation Street. The property was formally a barbershop (A1 use) at ground floor level with a one bedroom flat above, accessed via an internal stairway. The application seeks consent to split the buildings both internally and externally to create two self-contained, one bedroom flats.

With regards to the principle of the development, more specifically in regards to Policies G1 and G2, the creation of new residential units within Clitheroe is now acceptable. With regards to the scheme in relation to the Affordable Housing Memorandum of Understanding document, given that the proposal seeks permission for one additional dwelling, the development is considered to comply with this document.

With regards to the principle of the development, the scheme must first be considered against Policy EMP11 of the Local Plan given the loss of existing employment land. This Policy notes that ‘proposals involving the redevelopment of industrial or employment generating sites will be assessed with regard to the following important criteria;

i) The compatibility of the proposal with other relevant policies in the plan,

ii) The environmental benefits to be gained by the community, and

iii) Any attempts that have been made to secure an alternative employment generating use at the site.

In respect of point iii), the Agent has supplied confirmation that the property was marketed for approx. 6 months as an A1 use, with no interested buyers, and also that the property had been unoccupied for a number of months prior to that. As such, I am satisfied that there has been an attempt to revitalise this site as an employment site. In respect of point i), the Council has been operating a policy of housing restraint until recently due to an oversupply of housing in the borough. This has now altered due to a change from the previous Joint Lancashire Structure Plan to the Regional Spatial Strategy, and as such there is now an under-supply of housing in the borough. Therefore, in accordance with Policy L4 of the RSS, the proposals will be acceptable in principle providing they comply with the limits of the development as identified in the saved settlement hierarchy of the Districtwide Local Plan. This is a scheme for one new 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 the principle of development is in accordance with plan policy.

As such, considering the LCC Highways Officer has no objections to the proposed development, the only other issues are in regards to the impact on residential amenity and the impact on visual amenity.

With respect to any potential impact on residential amenity, the property is surrounded be other residential properties, and as such providing the units are adequately insulated, there will be no impact on the amenity of adjacent dwellings.
With regards to the visual impact of the proposal, the only visible, external alteration proposed is the insertion of a new doorway into the Corporation Street elevation. The new door will provide an entrance for the new first floor flat, and it has been designed to match those existing in adjacent properties. As such, the proposed works reflect the style, design and materials of the streetscene, and will have no detrimental visual impact on the streetscene, in compliance with Policy G1 of the Local Plan.
Therefore, I consider the scheme to comply with the relevant policies, and recommended accordingly.


	SUMMARY OF REASONS FOR APPROVAL:

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


	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 17/09/2009








