Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2009/0962/P

	Development Proposed:
	Proposed change from sunbed treatment salon to form 2No retail shops with a self contained flat at first floor, resubmission of previously approved application to include alterations to the shop front at 82-86 Lowergate, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.



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

	The application relates to the former sunbed treatment shop on the west side of Lowergate opposite a row of terraced houses and St Michael & St John’s Church.  It is adjoined to the south by other commercial properties on Lowergate and to the west by commercial properties on higher ground on Moor Lane.  

The property is currently undergoing internal refurbishment/conversion works following the planning permission granted in December 2008 under reference 3/2008/0873/P for its change of use into two retail shops on the ground floor with a self contained flat at first floor level.  Prior to that permission, there was one shop door in the front elevation that served three interconnecting rooms comprising a hairdressing area, a retail area and a sunbed treatment area.  At that time an internal staircase led to a two room storage area at first floor level.  There was also an external stone staircase that led from a blocked up first floor level external doorway on to Strang Stee, the cobbled one way street that links Moor Lane to Lowergate.

With regards to the previous application, as the former use of the ground floor was a sui generis use that could be regarded as A1 unless used for medical purposes, no objection was seen in principle to the use of the ground floor as two retail units.

Externally, the previous application only involved changing one window into a door.  All other windows and the fascia etc would not be changed.  It was therefore considered that the proposal would not have any detrimental effects upon the appearance of the locality.  

It was previously proposed (and approved) that the first floor flat would be served by the existing external stone staircase and the reinstatement of the former first floor level external door.  

That previously approved means of access to the first floor flat, however, is unacceptable with regards to the building regulations.  This current application therefore seeks to overcome that problem.  

Although only one door in the front elevation has recently been utilised, there are two other original doors that have been blocked up.  Permission is now sought for there to be three doors in the front, one for each shop and the third giving access to an internal staircase to serve the flat on the first floor.

The existing stallrisers are to be retained, it is stated on the plans that existing unattractive canopies are to be removed, and the applicant has stated that he is willing to paint the exterior of the building a more appropriate stone colour in place of the existing inappropriate pale blue.  

Overall, subject to an imposition of a condition relating to the removal of the canopies and the external painting, I consider that this amended proposal will improve the appearance of this building.  

I therefore have no objections to the application.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed change of use of the property and the associated alterations to the shop front would have no seriously detrimental effects upon visual amenity, nearby residential amenity or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














