Ribble Valley Borough Council                                                                  
DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2012/0207

	Development Proposed:
	Change of use from A1 to A2 at 4 Wellgate, Clitheroe.

	CONSULTATIONS: Parish/Town Council

	Clitheroe Town Council – Object to the application, as this will mean the loss of a retail outlet in the Town Centre.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Clitheroe Chamber of Trade – The proposal will result in the loss of a prime retail outlet and set a precedent for other similar ventures resulting in Clitheroe becoming a clone town and losing individuality.

	CONSULTATIONS: Nearby Residents

	No representations have been received.

	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G2 – Settlement Strategy

Policy ENV16 – Development within Conservation Areas

Policy S1 – Shopping Policies – Clitheroe Centre

NPPF – National Planning Policy Framework

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

	4 Wellgate is currently an empty premises that was previously home to a women’s retail outlet. Permission is sought to allow the change of use of both floors of the building from an A1 (retail) use to an A2 (Estate Agents) use.

As this application does not detail any alterations or proposed signage to the exterior of the building any impact upon the appearance and significance of the building within the designated Conservation Area will be minimal.

The County Surveyor has confirmed that he has no objection to the application in view of the development’s town centre location in which there is a range of options for convenient alternative parking and access to the site by public transport.
In terms of the principle of the proposed development, Local Plan Policy S1 notes that ‘special regard will be had to the likely contribution of proposals to the vitality and viability of the centre and their effect on the character and appearance of the area’. This principle is also supported by The National Planning Policy Framework, which seeks to proactively drive and support sustainable economic development to deliver businesses and ‘promote the vitality of our main urban areas’ (para.17). Given the sites location within the town centre of Clitheroe but not on the principal shopping frontage, and the similar businesses located within the immediate vicinity, it is considered that use of the premises as an A2 Estate Agents would not have a significant or detrimental impact on the vitality or viability of Clitheroe Town Centre. 

In addition, I note that planning permission is not required to change the use back to A1 (retail) use, therefore approval of this application as an A2 use would not put any undue restriction on the premises being used for retail purposes in the future.

Therefore whilst I am mindful of the comments received from Clitheroe Town Council and the Clitheroe Chamber of Trade, it is considered that the application complies with local plan policies as well as the principles of the National Planning Policy Framework, and is therefore recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant visual impact upon the appearance of the building or the character and significance of the designated Conservation Area.

	RECOMMENDATION: That conditional planning permission be granted.
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