Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2012/0740/P

	Development Proposed:
	Proposed change of use of existing bungalow to offices (Class A2) at Roefield Reach, Edisford Road, Clitheroe, Lancashire, BB7 3LA.


	CONSULTATIONS: Parish/Town Council

	Clitheroe Town Council – No objections.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways Officer – No observations or comments have been received within the statutory 21-day consultation period.

United Utilities – No objections.


	CONSULTATIONS: Additional Representations

	An e-mail stating they have no objections to the proposal has been received from a nearby neighbour.


	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G2 – Settlement Strategy.

NPPF.


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

	The property in question lies within the settlement boundary of Clitheroe and within the setting of two Listed Buildings namely Thistle Manor (Listed as Roefield) and the former stables to Roefield (now Roefield Leisure Centre).  The property in question was granted permission in 1974 and constructed soon after.

This application seeks permission for the change of use of the property from a dwelling to offices (A2 use) with no external changes proposed to the property.  The building will be used as administration offices for the applicants, Roefield Specialist Care Ltd, in connection with the adjacent business.

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with the development plan without delay and where the development plan is absent, silent or relevant policies are out of date, granting permission unless: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 adjacent to the existing business to which it will be related, and within the settlement boundary of Clitheroe (a main service centre) and within easy walking distance of a bus stop, the principle of the proposed change of use is considered acceptable.

There are no nearby neighbours affected so there are no concerns with regards to impacts on residential amenity, and as the scheme proposes no external alterations to the properties there will be no visual impact or impact on the setting of the adjacent Listed Buildings.  No formal comments have been received from the LCC Highways Officer however given the proposed use in connection with the adjacent business and the available parking on site, the scheme is not considered to have a detrimental impact on highway safety at this location.

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 adjacent Listed Buildings, and not would it be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 20/09/2012








