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DATE:
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APPLICATION NO:
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PROPOSED two storey office development ON THE SITE OF THE FORMER POLICE STATION CAR PARK AT LAND ADJACENT TO STATION HOTEL, STATION ROAD, CLITHEROE 

	TOWN COUNCIL:
	Originally objected but have withdrawn their objection based on the amended plans.  No comments on further revised plans.



	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objections in principle on highway safety grounds.ormal response given but pre-application advice indicated no objections.  The development provides 3 spaces and there is a large pay and display car park within 50m and a further provision within 100m so there is no case to require more parking.  There is likely to be some additional pedestrian activity but the existing footway width is satisfactory.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Seven letters of objection have been received one of which is from the Clitheroe Civic Society as well as two supporting letters.  The main issues concern the following points.



	
	· Impact on the effect of the proposed Master Plan to Clitheroe.

· Development gives little benefit of social, economic and leisure facilities for the town.

· Loss of parking.

· They should be able to reuse existing vacant buildings.

· Lack of real consultation.

· Lack of space around the building that does not assist pedestrian movement.

· Consider the scheme as originally submitted in relation to design and inappropriate materials and scale and does not adequately relate to existing buildings (further comments will be reported on the revised scheme).  The original scheme as submitted is a poor 1970s design.

· The building is too big and not purely for the Ribble Valley Homes offices.

· Insufficient parking for the development.

· The scheme would lead to congestion as a result of its location.

· More car parking is needed throughout the town.

	
	

	
	Civic Society consider the revised plan is a significant improvement but still have concerns that the application is treated in isolation to the Master Plan.  Also queries the need for the building and question the parking provision.  They also ask whether there is an agreement between Ribble Valley Borough Council and Ribble Valley Homes regarding re-development of offices.

At the time of writing this report no comments have been received on the second amended plan.



	
	Consider the amendments to resolve some of the issues but still have concerns regarding roofscape.



	
	The three letters of support recognise that the new building is in a good location and will enable a better service for users with all facilities in one location.



	
	As well as the above the Council sought the views of Places that Matter which is an independent design panel and they are now satisfied with the final amended plan and impressed by the design.



	
	They consider the saw tooth roof allows for views though its void up to the Castle and because it is no longer a flat roof, it does not compete with the horizontal line of the castle plinth.  I consider the scheme now sits comfortably with the adjacent environment and the proportions are correct.  Need care over materials and detailing.


Proposal

The scheme is a detailed submission for a three storey office block.  Following two redesigns the building is now predominantly stone on the front and rear election with a light weight metal cladding on the gable.  The building measures approximately 20m x 15m with a maximum height of 11.8m.  

The main pedestrian access to the building is off Station Road with vehicular access via the police station and off King Street.  There are three parking spaces within the site.  There is some soft landscaping at the rear and hard landscaping to the paved area adjacent to the building.

The building is set back 1.3m from the back of the paving of Station Road and is 1.2m wide gated access path along the northern side of the building to allow pedestrian access to the rear, and also access the plant room.  There is a garage workshop at the rear of the building which has vehicular access off King Street.

The revised design has echoed some of the form of the adjacent buildings along Station Road and has a vertical emphasis. 

The building has a contrast in scale between the front and rear and side elevations.  Following the line of the steel grid, the front and rear are split into four equal bays with windows arranged regularly within them.  The shorter side elevations employ a much smaller grid, which again highlights the contrast in weight and material but also allows the placement of smaller operable windows.  The side facing the market has two storeys touching the edge of the building line, with a louvered balcony at second floor.  This elevation is south facing and the smaller windows will allow greater control over direct sunlight entering the building.

The front and rear window module is large and has been determined to allow a pleasing sold to void ratio.  These are to be treated as single fixed panes at 2.5m in height from finished floor level.  The entrances to the building and the rear store fit into the window module, and the building entrance now tapers subtly in from the street.  This angled section of wall is to be used for the display of signage. 

Site Location

The building is located in a central part of Clitheroe and has a main pedestrian access on to Station Road, Clitheroe.  It is adjacent to the market place and Station Road.  Although not in the Conservation Area it is adjacent to the Clitheroe Conservation Area.

Relevant History

None.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy ENV16 - Development Within Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider here relate to the land usage ability, highway impact, visual amenity and design issues, and in particular its impact on the Conservation Area and adjacent historic buildings.

Land use issues

The proposal is situated within the central area of Clitheroe and as such the use of the land is suitable for a range of commercial uses including offices and retail.  It is clear that given its central location it is accessible by public transport, and as such the principle of the use is deemed appropriate.

I note the concerns regarding the comprehensive re-development in relation to the market renewal plan and I recognise the benefits of a comprehensive scheme.  This application has been submitted in isolation and as such the Council has a duty to determine this application.  At this point in time I have sought the views of forward planning and I will report any items verbally.  However, in relation to the suitability of the site, as previously indicated it is certainly capable of supporting either retail or offices in this location. 

Highways 

It is clear from the Lancashire County Council response that despite there being a limited number of parking spaces, they have no objection to the proposal.  In relation to the parking provisions, regard must be given to its town centre location and accessibility score and as such it is compliant with the requisite standards.  A revised plan now details some cycle facilities within the site.

It is evident that there is much concern regarding the loss of parking spaces resulting from the scheme.  Although this is regrettable, it is not something that should be considered in relation to the scheme.  However, I have requested a voluntary contribution towards maintenance of existing parking spaces or provision of additional spaces. Although no formal response has been received, I have been given verbal advice that they do not wish to contribute to such facilities.

Design issues

It is evident that given the prominence of this location and its location adjacent to Clitheroe Conservation Area, the design and massing of this building is an important consideration.  I am satisfied that the various design alterations are a significant improvement on the original scheme.

Some of the key consideration regarding this proposal relate to the views of the site towards and from the Clitheroe Castle.  It is evident that the roofscape would be seen from various vantage points from the town centre and as such it is critical that this is dealt with in a sympathetic manner.

I am satisfied that the revised scheme now echoes indirectly the architectural language of the historic buildings along Station Road.  The window arrangement references that of the Station Hotel, the overall rhythm creates a legible cohesion to the front façade.  This is continued to the rear of the building.  The window pattern has a vertical emphasis.  

The revised roof style, which although has led to an increase in height, has resulted in the roofline being broken up which allows the roofscape to blend better into the townscape and also allow more glimpses and views of the castle.

In relation to materials, I am satisfied that the revised palette of materials is less fussy than the original scheme but still offers a mixture of modern and traditional materials with a smooth stone finish at the front and rear elevations which will compliment the adjacent buildings.

In order to ensure an appropriate scheme precise details of glazing, opening mechanisms as well as the rainwater goods need to be controlled.  The proposal indicates that rainwater goods will be concealed, leaving the walls free of clutter which would enhance the overall appearance.

To conclude and being aware of the concerns relating to design, although this building may be of a modern appearance, I believe it fits in comfortably to the local environment in terms of massing and design.  I accept there will be some reduced views of the castle and the environment from certain locations but believe if there is to be some re-development of the Market Place, there would inevitably be some impact to the local environment.

SUMMARY OF REASONS FOR APPROVAL

The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the locality and adjacent Conservation Area, nor would its use have an adverse impact on highway safety.

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
The development must be begun no later than the expiration of three years beginning with the date of this permission.


Reason: Required to be imposed in pursuance to Section 91 of the Town and Country Planning Act 1990.  

2.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 25 March 2010 and plan references 09-1483-PO3C, 09-1483-PO4C, 09-1483-PO5D.  


REASON:  For the avoidance of doubt since the proposal was the subject of agreed amendments.

3.
The development hereby permitted shall not be commenced until details of the landscaping of the site, including wherever possible the retention of existing trees, have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and details of all fencing and screening.  


The approved landscaping scheme shall be implemented in the first planting season following occupation or use of the development, whether in whole or part and shall be maintained thereafter for a period of not less than 5 years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.


REASON:  In the interests of the amenity of the area and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

4.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

5.
Prior to commencement of development, precise details of all rainwater goods and associated fittings and fenestration details including opening mechanism shall be submitted to the Local Planning Authority and agreed in writing and implemented to the satisfaction of the Local Planning Authority and retained in perpetuity.


REASON: In the interest of visual amenity and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

