Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2012/0711/P

	Development Proposed:
	Change of use from offices to self-contained flats at 1 & 2 Swan Mews, off Castle Street, Clitheroe, Lancashire, BB7 2DQ.


	CONSULTATIONS: Parish/Town Council

	Clitheroe Town Council – No objection to the application.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways Officer – No objections.



	CONSULTATIONS: Additional Representations

	No additional representations have been received.


	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G2 – Settlement Strategy.

Policy ENV16 – Development within Conservation Areas.

Addressing Housing Need in Ribble Valley.

NPPF.


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

	The building in question lies within the town centre of Clitheroe and within the Clitheroe Conservation Area.  This application seeks permission for the change of use of both properties from offices to self-contained flats.  Permission was sought in January 2012 for the change of use of no. 1 Swan Mews to be converted to an A1 use, and subsequently granted in March 2012, but since the completion of the fire damage renovation works carried out at the properties neither has been let out for either use in the past 9 months (at least).  Prior to their use as offices previously (granted change of use in the early 80s) both units were residential flats.  The scheme proposes no external or internal alterations to the properties so there will be no visual impact.

At this present time when assessing proposals for housing development the overriding consideration is that of the National Planning Policy Framework (NPPF).  Paragraph 14 of the NPPF notes ‘At the heart of the National Planning Policy Framework is a presumption in favour of sustainable development.’  For decision-taking this means approving development proposals that accord with the development plan without delay and where the development plan is absent, silent or relevant policies are out of date, granting permission unless:

· any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when assessed against the policies in this Framework taken as a whole; or

· specific policies in this Framework indicate development should be restricted.

As such, given the sites location within Clitheroe, a main service centre, the principle of the proposed small-scale housing development is considered acceptable.  Paragraph 49 of the NPPF notes that proposals should be considered in the context of the presumption in favour of sustainable development, and that relevant policies for the supply of housing should not be considered up-to-date if the local planning authority cannot demonstrate a five-year supply of deliverable housing sites.  The Council can now demonstrate a five-year supply of housing however given that the development is also in accordance with the Local Plan Policy G2 (in relation to its location within the settlement boundary of Clitheroe), and given its small scale, the development is considered acceptable in principle.  With respect to Affordable Housing on this site, the Council is adopting the approach outlined in paragraph 3.1 of the document, Addressing Housing Need in Ribble Valley.  On this basis, there is no requirement for the two dwellings to be ‘affordable’ however the applicant may indeed rent them on this basis.
As two self-contained units over two floors, the layout of the properties on site and in relation to their surroundings utilise the land to the front to create parking space for both flats.  There is no outdoor amenity space however as with previous appeal decisions within the Borough this would be at the discretion of a potential tenant to decide whether they could live without an outdoor area, and would not be a supportable reason to refuse the proposal.

With regards to considerations relating to privacy, guidance provided within the SPG – “Extensions and Alterations to Dwellings” discusses a distance of 21m between existing dwellings and the proposed first floor windows of habitable rooms in new developments.  Bearing in mind the units are existing and any business would be afforded views over towards the rear of properties on King Lane, due to the rear extension at 34 Castle Street, the size and number of the habitable windows in the first floor of Swan Mews and the distance between the properties, the potential for overlooking is considered to be suitably mitigated and it is considered that the scheme will not have a significant or detrimental impact of the privacy of any of the occupiers of nearby buildings.
The proposal is therefore considered acceptable when considered against Local and National Plan Policy, and the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, it would not have an adverse visual impact or adverse affect upon the setting of the Conservation Area, and not would it be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 30/08/2012








