Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS

	Application No: 
	3/2013/0228/P

	Development Proposed:
	Change of use from former carpet shop to dwelling at 2 West View, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No comments to make on this application.

Environment Agency – N/A.

	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 - Development Control.

Core Strategy 2008 – 2028 – A Local Plan for Ribble Valley Regulation 22 Submission Draft

Policy DMG1 – General Considerations.

National Planning Policy Framework.

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

	The application relates to a two-storey end terraced property on the west side of West View, Clitheroe.  The other properties in the terrace and on the opposite side of the road are in wholly residential use.

The application property consists of a long established carpet shop at the front of the ground floor with living accommodation on the rear part of the ground floor and the whole of the first floor.  There is also a small basement area and a single storey lean-to extension at the rear of the property.  Until recently, it was possible to gain access to the residential accommodation both internally from the shop and by an existing door in the side elevation; and the lean-to extension was in a poor state of repair.

Previous application 3/2012/0346/P related to a scheme of relatively minor renovation and refurbishment works in order to create a residential unit that was totally separate from the retail unit.  The works involved in that application were as follows:

1.
The basement would be adapted to form a small kitchen and WC to be used by the retail unit.

2.
The internal door between the retail unit and the residential accommodation would be bricked up.  The existing door in the side elevation would then become the sole access into the proposed self-contained dwelling.

3.
The existing single storey lean-to extension would be refurbished on its existing footprint in order to provide a utility room and storage area for the dwelling.

4.
A small window would be formed at first floor level in the rear elevation in order to provide light to a bathroom.

The alterations proposed in that previous application would enable the formation of a separate dwelling whilst still retaining the existing retail unit.  This would be achieved without any detriment to the privacy or general residential amenities of any nearby residents and with no detriment to visual amenity; and the County Surveyor had expressed no objections to that application on highway safety grounds.

In respect of previous application 3/2012/0364/P permission was therefore granted; and the works to provide a residential unit totally separate from the retail unit have been implemented.

Prior to the submission of the previous application, the applicant had sought advice from the Council with regards to the possibility of converting the whole of the building into residential accommodation.  At that time, the advice from the Council’s regeneration officers was that there was demand for retail units of this type.  In response to this advice, the submitted application involved the retention of the retail unit.

I am now advised by the regeneration officers that there would no longer appear to be any demand for this retail unit principally due to its location.  It is also considered that priority should be given to finding businesses to occupy the numerous vacant retail units in Clitheroe town centre.

Due to these changed circumstances, this application now seeks permission to convert the former retail floor space on the ground floor plus the basement in order to provide a small self-contained residential flat.  I am advised by the Council’s Strategic Housing Officer that a grant has been made and that the proposed flat will be an “affordable” unit of accommodation (although this is not to be in any way controlled through this planning permission).

At the present time, the ground floor front elevation of the property comprises a shop front containing a door in a central location.  This is to be replaced by a door, still in a central location, but with a domestic scale window on either side.  Within the context of this primarily residential location, I consider that these proposed external alterations will result in an improvement in visual terms.

The County Surveyor has not expressed any objections to the proposal on parking or highway safety grounds; and I do not consider that the proposal would have any detrimental effects upon the amenities of nearby residents.

Due to its location, the loss of the retail unit (which has, in any event, been vacant for many months) is not considered to be detrimental to the local economy.  In any event, it is considered that greater priority should be given to finding businesses to occupy vacant retail units within the main shopping area of Clitheroe (and also the other principle town/village centre retail areas within the Borough).  The proposal would also provide a small unit of affordable accommodation in an appropriate and sustainable location.Overall, on balance, I consider the proposed development to be appropriate for this particular property in this location.

	SUMMARY OF REASONS FOR APPROVAL:

	The proposed development will provide a small unit of retail accommodation with a primarily residential area without any seriously detrimental effects upon visual amenity, the amenities of nearby residents or highway safety.

RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














