Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2012/0163/P

	Development Proposed:
	Change of use from 2 No retail shops into 2 No self contained flats at 84-86 Lowergate, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objection in principle to this application on highway safety grounds.  However, it was noted that the site plan appeared to indicate a vehicle located on Strang Stee.  This is not a suitable location for parking a vehicle as it would obstruct through traffic and would be a potential hazard to pedestrians.  

In view of the town centre location of the site, the proximity of pay and display car parks and the accessibility of the nearby Clitheroe bus and rail interchange, there are a range of options for convenient alternative parking and access to the site by public transport. 



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy EMP11 - Loss of Employment Land.

Policy L4 – Regional Housing Provision – Regional Spatial Strategy.

Addressing Housing Need in Ribble Valley – Housing Policy.

National Planning Policy Framework.

Core Strategy 2008-2028 A Local Plan for Ribble Valley Regulation 19, Consultation Draft.



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

	The building to which the application relates is 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.  

In the past, the two storey building has been used as a sunbed treatment shop but, after it had been vacant for a number of months, an application was submitted in 2008 (3/2008/0873/P) for its change of use to form two retail shops on the ground floor and a self contained residential flat on the first floor.  Permission was granted in respect of that application and also in respect of an amended application (3/2009/0962/P) for the same uses of the building but with alterations to the frontage of the building.  

The building was converted in accordance with the planning permission and the first floor flat is presently in use.  The retail units have, however, remained vacant despite appropriate marketing and both are still currently unoccupied.  

PTO

This application therefore seeks permission to convert both of the retail units into small residential flats each containing a lounge/kitchen, one bedroom and a shower room.  No external alterations are proposed.  The existing doors to the retail units would become doors to the flats and the existing shop type windows would be retained.  It is indicated on the plans that internal blinds would be used to provide the appropriate level of privacy. 

The main aspect of the National Planning Policy Framework (NPPF) that came into force on 27 March 2012 is a presumption in favour of sustainable development.  This proposal involves the use of the ground floor of an existing building to provide two small (and low cost) units of residential accommodation within a highly sustainable town centre location.  As such, considered purely in relation to housing provision requirements, the proposal would comply not only with saved policy G2 of the Local Plan but also the sustainability requirements of the NPPF.  

Saved Policy EMP11 of the Local Plan seeks to protect employment generating sites.  The policy does, however, state that in deciding applications, consideration should be given to any attempts that have been made to secure an alternative employment generating use of the site.  This property had been vacant for a considerable time when the change of use application was submitted in 2008 and, despite the applicant’s’ endeavours to find users for the two retail units, they have both remained vacant up until the present.  The location of the site outside the main shopping streets of the town centre is not attractive to retailers.  As the units have been vacant for approximately 4 years, no existing employment would be lost.  In these circumstances, I do not consider that this proposed change of use would be contrary to the requirements of EMP11.  

Overall, subject to a Note to make it clear that residents’ cars should not be parked on Strang Stee, I can see no objections to this proposed change of use.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 21 May 2012














