Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2013/0481/P

	Development Proposed:
	Proposed change of use of ground floor of 27 and 29 Bawdlands from commercial to residential use, to form one, two-bed unit of accommodation.  27 – 29 Bawdlands, Clitheroe, Lancashire, BB7 2LA.



	CONSULTATIONS: Parish/Town Council

	Clitheroe Town Council - No objection.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (County Surveyor) - No comment on this application.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	NPPF.

Policy G1 - Development Control.

Policy EMP11 – Loss of Employment Land.



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

	The site lies on the outskirts of the town centre of Clitheroe, on the corner of Bawdlands and Corporation Street.  The application seeks planning permission for the change of use of the ground floor of no’s 27 and 29 Bawdlands from a commercial use to a residential use.  The applicant currently lives within the existing first floor residential accommodation above the application site, which is accessed via the existing doorway facing onto Bawdlands.  The scheme will create a separate doorway for the ground floor flat within the front (Bawdlands facing) elevation, and replace the shop front with an opening to match the existing window detailing on the building.  The scheme also proposes the insertion of three new openings at ground floor on the Corporation Street elevation.  There are no concerns from a highway safety point of view.  The premises subject to this application were used previously as part of the applicants business, however since he retired activity at the site has ceased.  The applicant has sought to lease the premises for commercial use but to no avail.

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with the development plan without delay and where the development plan is absent, silent or relevant policies are out of date, granting permission unless: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.

Paragraph 49 of the NPPF considers housing applications noting that they 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.  Whilst the Council can currently demonstrate over a five-year supply (5.81year supply based on the latest housing figures in March 2013), the approval of an additional property in this instance is not considered to demonstrably impact upon the boroughs emerging Core Strategy, therefore given the site is an acceptable distance from the local service centre, local amenities and services, the site is considered to be a suitable and sustainable location in relation to the above criteria and is there acceptable in principle.

With regards to the principle of the developing the site for housing, the scheme must also be considered against Policy EMP11 of the Local Plan given the loss of existing employment land. This Policy notes that ‘proposals involving the redevelopment of industrial or employment generating sites will be assessed with regard to the following important criteria;

i) The compatibility of the proposal with other relevant policies in the plan,

ii) The environmental benefits to be gained by the community, and

iii) Any attempts that have been made to secure an alternative employment generating use at the site.

In respect of point iii), the applicant has supplied confirmation that the property has been vacant on and off for the past 2/3 years and has provided details that it has been marketed for commercial use during for this time period.  As such, I am satisfied that there has been an attempt to revitalise this site as an employment site.  In respect of point i), the site lies within the settlement boundary of Clitheroe and lies outside the main shopping centre.  The development of this site for housing is acceptable in principle as it complies with the limits of the development as identified in the Districtwide Local Plan, and is also deemed a sustainable site in line with the guidance within the NPPF.  On this basis, I am satisfied the principle of development is in accordance with existing plan policy.

With respect to any potential impact on residential amenity, the property is surrounded be other residential properties, and as such providing the units are adequately insulated, there will be no impact on the amenity of adjacent dwellings.
With regards to the visual impact of the proposal, given the constraints of converting the ground floor to residential use (namely the internal layout), the external alterations proposed are considered to be acceptable in their design and will sufficiently reflect the style, design and materials of the streetscene so that there will be no detrimental visual impact on the streetscene, in compliance with Policy G1 of the Local Plan.
Therefore, I consider the scheme to comply with the relevant policies, and 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: 25/06/2013








