Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2013/0209/P

	Development Proposed:
	Proposed change of use of Unit 6 from Class B1 to Class D2.  Unit 6, 90 Berry Lane, Longridge, Lancashire, PR3 3WH.



	CONSULTATIONS: Parish/Town Council

	Longridge Town Council – No comments or observations received within the statutory 21-day consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (County Surveyor) - Whilst there will be a demand for additional parking associated with this proposal and there are no figures given in respect of the size of the classes that will be offered, the location is within the town centre and as such will benefit from the local car parks.  I therefore raise no objection to the proposal.


	CONSULTATIONS: Additional Representations

	One letter of objection has been received from the occupier of one of the adjacent units, who has raised the following points of concern,

1. Hours of use?

2. Potential increase in traffic to the site,

3. Increase in difficulties of parking on and around the site, and

4. If operated during the evenings, there may be issues regarding security and access via the existing remote control barrier.



	RELEVANT POLICIES:

	NPPF.

Policy G1 - Development Control.

Policy DMG1 of the Core Strategy (Regulation 22 Submission Draft).



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

	This application seeks permission for the change of use of an existing but unoccupied industrial building with a B1 use to a D2 use (Studio/Personal Training Room).  The premises are located on land to the rear of 90 Berry Lane, Longridge, and the site lies on the edge of the town centre.  The units in question were approved on appeal following the Council’s refusal of application 3/2009/0321/P (Erection of New Industrial Units), and were restricted to only being used between the hours of 0800 and 1800 Mon-Fri, and 0830-1200 on Saturdays.  The Agent highlights that the unit(s) have been without a tenant for approx. 12 months (since completion), and that this proposal seeks to house some elements of another business that closed at the end of March (Kingfisher Gym, Inglewhite Road).  The proposal benefits from the utilisation of an existing building with no external or internal changes proposed to its external dimensions and floorspace.
Given the recent introduction of the NPPF, the scheme must also be considered against this document. At the heart of the National Planning Policy Framework is a presumption in favour of sustainable development. For decision-taking this means:
· 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.
In this instance, aside from the general development control Policy G1, other Local Plan Polices relevant to development such as this are considered out of date.  As such the key consideration is whether or not granting the proposal will have any adverse impacts that would significantly and demonstrably outweigh the benefits, when assessed against the policies in this Framework taken as a whole. Paragraph 24 of the NPPF, in Chapter 2 - Ensuring the Vitality of Town Centres, notes that when considering edge of centre and out of centre proposals, preference should be given to accessible sites that are well connected to the town centre. Applicants and local planning authorities should demonstrate flexibility on issues such as format and scale.

On this basis, given the nature, scale and size of the business, and that it would be located on the edge of the town centre, therefore easily accessible by foot and public transport, it is not considered that the proposal would seriously affect the vitality or viability of the town centre, and the site is considered a sustainable location.  The NPPF advises that there are three dimensions to sustainable development: economic, social and environmental.  These dimensions give rise to the need for the planning system to perform a number of roles:

· an economic role – contributing to building a strong, responsive and competitive economy, by ensuring that sufficient land of the right type is available in the right places and at the right time to support growth and innovation;

· a social role – supporting strong, vibrant and healthy communities; and by creating a high quality built environment, with accessible local services that reflect the community’s needs and support its health, social and cultural well-being; and
· an environmental role – contributing to minimising waste and pollution, and mitigate and adapt to climate change including moving to a low carbon economy.
Whilst an industrial unit is being lost from this site, the economic and social benefits are such that an existing fitness business can continue to support its local clientele within the area, and the environmental benefit is that for the surrounding properties, the use proposed could be considered much less intrusive and would therefore have less of an impact on the amenity of occupiers of adjacent businesses and properties.  In further terms of the impact of the proposal upon neighbouring amenity, it is considered that the proposed use, in particular the movement of vehicles to and from the premises, will not amount to a significant increase as to what exists presently to warrant refusal of the application.  The LCC Highways Officer notes that development offers off street parking and, given its town centre location, there are also a range of options for convenient alternative parking and access to the site by public transport.  With specific regards to the potential noise impacts by virtue of the nature of the business, the site has been visited and inspected by the Head of the Council’s Environmental Health Department who has raised no objections to the scheme subject to a number of conditions being imposed on the use and usage of the building.

With regards to the issues of security and parking raised by the objector to the scheme, it is the Council’s understanding that patrons using the unit after 1800hrs will be allowed onto the site (to park) via the applicant using a personal card for the barrier.  The monitoring of this will be down to the applicant and owner of the site, and should there be problems (during the usage of the site between 1800-2000 hrs) there is sufficient parking elsewhere in the locality to allow patrons to park close to the unit and walk onto the site. 
Therefore, I do not consider this application would cause a significant detrimental impact on the visual amenity of the area or on the residential amenity of the occupiers of the surrounding properties. As such, the application is recommended accordingly.


	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an adverse visual impact or be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: Various 2013














