Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2012/1093/P

	Development Proposed:
	Change of use from commercial to domestic use (incorporating removal of air conditioning unit, alterations to existing window opening, reinstatement of external door opening and installation of stainless steel domestic flue) at the former Lee Carter Health Studio, Castlegate, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 - Development Control.

Policy – Conservation Area.

Core Strategy 

Policy DMG1 – General Considerations.

Policy DME4 – Protecting Heritage Assets.

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

	The application relates to the former gymnasium/health studio at the rear of commercial properties in Moor Lane and Castlegate and adjoined to the north by the residential properties of Saddlers Mews and to the east (on lower ground level) by the Lowergate public car park.   The site is within the Clitheroe Conservation Area.

The gymnasium/leisure centre has moved to new premises in Chatburn Road, Clitheroe.  When this move was being planned, planning permission was granted in 2009 for the change of use of the building from gymnasium and retail to offices and domestic with additional retail (3/2008/0858/P).  Prior to the permission, there was an existing maisonette occupying part of the first and second floors at the eastern end of the building.  The permission authorised two small office units in the central part of the second floor and a self-contained flat at the western end of the second floor.  The office units would therefore be between two residential units.  The conversion works to form the self-contained flat are presently being carried out and the two small office units have remained vacant since the permission was granted in 2009.

This current application therefore seeks permission for the floor space of the two office units (which is only approximately 30m2 in total) to be added to the approved flat in order to form a larger residential unit.  It is not proposed to form an additional residential unit.  In the event of permission being granted, there would then be residential accommodation across the whole of the second floor.

Externally, the proposal involves a number of relatively minor alterations as follows:

1.
The removal of a window and reinstatement of an existing door opening at ground floor level in the southwestern elevation.  This has no detrimental effects upon visual amenity.

2.
The installation of a 1m high stainless steel flue pipe above the existing higher roof level towards the northeastern elevation.  This is not visible from ground level.

3.
The alteration of an existing window opening in the southwestern elevation.  This would have no detrimental effects upon visual amenity.

4.
The fitting of a Velux conservation roof light to a new bathroom area in the northeastern elevation.  This could not be seen on the elevation due to the roof pitch of the existing extension.

5.
The removal of a redundant air conditioning unit and associated service pipework on the main front elevation of the building facing the residential properties at Saddlers Mews.  As this is situated on a visually principal elevation, the removal of this will, in my opinion, represent an enhancement in visual terms.

These external alterations therefore either have no detrimental effects upon visual amenity or they amount to an enhancement.

The proposal does involve the change of use of office floorspace to residential use, and therefore a loss of employment. It is, however, a very small area of floorspace, and the two small offices have never been used since permission was granted for their formation in January 2009. I consider that the small loss of potential employment is more than compensated by the formation of a larger more attractive residential unit, in order that the whole of the second floor of the building would be in residential use. The location of the offices between two residential flats would not be an ideal situation for either the users of the offices or the occupiers of the flats. This could have led to conflict and might have made it difficult to find users for the offices.

Overall, I can therefore see no objections to either the proposed change of use or the associated external alterations.



	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: 4 JANUARY 2013














