Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2013/0501/P

	Development Proposed:
	Proposed change of use from Class B1 (c) to Class D2.  Unit 2, Albion Court, Waterloo Road, Clitheroe, Lancashire, BB7 1NS.



	CONSULTATIONS: Parish/Town Council

	Clitheroe Town Council – No objections.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Traffic and Development Engineer – No comment on this application.


	CONSULTATIONS: Additional Representations

	No additional representations have been received in respect of this application.



	RELEVANT POLICIES:

	National Planning Policy Framework.

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[c] use to a D2 use (Studio/Personal Training Room). The premises are located on Waterloo Road just outside both the designated main shopping centre and Clitheroe Conservation Area.  The premises subject to this application sits adjacent to Unit 3 Albion Court, which was granted permission for the use of the unit as a D2 studio/personal training gym in April 2012 (Application Number 3/2012/0201/P).  It is the home of E. L. Fitness, the applicants for this application. 
The unit has been empty for over 12 months now and has been marketed appropriately. The proposal benefits from the utilisation of an existing building with no changes to its external dimensions or floor space.
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.
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the general development control Policy G1, other Local Plan Polices relevant to development such as this are considered out of date.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 to 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.  Whilst an industrial unit is being lost from this site, the environmental benefit for the surrounding properties is that the use proposed is likely to be much less intrusive and will 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 the premises sits adjacent to a unit containing the same use (granted in 2012 – 3/2012/0201/P).  The hours of use of this unit were extended following the submission of a variation of condition application (3/2012/0693/P), and the Council have had no complaints related to the use of this unit by the business since this has been approved.  On this basis, I have no objection to the opening hours of this additional unit being the same as those allowed within Unit 3, namely between 0600 to 2100 hrs Monday to Thursday, 0700 to 2030 hrs on Fridays, 0800 to 1800 hrs on Saturdays and 1000 to 1400 hrs on Sundays.  The same conditions will be applied to this application as per the two relating to Unit 3. 
On this basis, given the location of the premises within the town centre of Clitheroe adjacent to the busy Tesco store, 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 planning permission be granted for the proposed change of use.


DATE INSPECTED: 26/06/2013














