RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE

APPROVAL

DATE:


11 MARCH 2010

REF:


CS/JS

CHECKED BY:


APPLICATION NO:  3/2010/0050/P
(GRID REF: SD 374615 442069)

PROPOSED CHANGE OF USE FROM CLASS B1 TO CLASS D1 TO PROVIDE SUBSTANCE MISUSE SERVICES ON BEHALF OF THE EAST LANCASHIRE DRUG AND ALCOHOL ACTION TEAM WITH SERVICES TO INCLUDE CONSULTATION, GROUP LINK AND OFFICE SPACE AT 44A LOWER GROUND FLOOR, YORK STREET, CLITHEROE 

	TOWN COUNCIL:
	No objections. 

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Has no objections on highway safety grounds.  This is a town centre location and on-street parking is available on York Street and there is a nearby public car park on North Street.  Additionally, the parking requirements that would be generated by the proposed use would be likely to differ very little from the requirements generated by the existing office use.  

	
	
	

	ADDITIONAL REPRESENTATIONS:
	At the time of report preparation three letters had been received in which the following objection was made to the application:



	
	1.
	Whilst supportive of the proposed services, this location is inappropriate as it is surrounded by residential properties with a nursery and Clitheroe Royal Grammar School in the immediate vicinity.  The users of the facility would represent a danger to local residents (some of whom are elderly), to parents and children using the nursery and to pupils of the Grammar School.  

	
	2.
	Concern over safety issues.



	
	3.
	Light pollution.



	
	4.
	Residential amenity issues including noise



	
	5.
	Lack of parking.


Proposal

The lower ground floor level accommodation to which the application relates is presently used for office purposes within Class B1 of the Town and Country Planning Use Classes Order.  It is proposed to change its use to a use within Class D1 (non residential institutions including clinics and health centres).  Specifically, the use would be associated with the delivery of the Clitheroe Drug Intervention Programme consisting of community structured day care programmes, clinical support, care planned counselling services and specialist prescribing and harm minimisation service.  The service would be provided by CRI (Crime Reduction Initiatives) on behalf of the East Lancashire Drug and Alcohol Action Team.  CRI is a registered charity that is 98% Government funded.  

The existing lower ground floor level floor space within the building would be divided internally to provide an admin/reception area, a nurse’s room, a doctor’s room and testing area, 3 one to one 

consultation rooms and toilet and shower facilities.  There would be no external alterations to the building.

Site Location

The application relates to an office on lower ground floor level that has windows and an entrance door facing onto an unnamed side street that leads to the back street between residential properties on York Street and Waterloo Road.  The locality comprises a mixture of residential and business uses with Clitheroe Royal Grammar School and the private nursery and baby unit also located in the immediate vicinity of the site.

The site is within the settlement boundary of Clitheroe and within the Conservation Area.  

Relevant History

3/2007/0554/P – Change of use of ground floor of No. 44 from B1 offices to A1 retail.  Approved. 

3/2006/0915/P – Change of use from residential and B1 office use to retail use including new shop front.  Refused due to adverse effects of the proposed shop front on the Conservation Area.  

3/2005/0987/P – Extension to provide additional office space. Approved. 

Relevant Policies

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

This is a change of use planning application that falls to be considered on its planning merits, and, when viewed in that way, the issues are very straightforward.  

The existing use of the premises to which the application relates is an office use within Class D1 of the Town and Country Planning Use Classes Order.  The proposed use is within Class B1, collectively titled “Non-Residential Institutions”, that includes clinics and health centres, crèches, day nurseries and day centres, museums, public libraries, art galleries and exhibition halls, non-residential education and training centres and places of worship, religious instruction and Church halls.  

The Use Classes Order groups together uses that are considered to be similar with regards to their effects on the local environment, nearby residents’ amenities etc, and allows changes within a Class without the need for planning permission.  In my opinion, all the specific uses within Class D1 would not be inappropriate in a mixed use area comprising residential properties, commercial properties, a school and a nursery.  Therefore, the use proposed in this application is, in my opinion, acceptable in this location.  

The application has been submitted in a very open way in which the precise nature of the use has been specified.  It should be borne in mind that the application could have been submitted for an unspecified D1 Use or it could have been submitted for any of the other specific uses within Class D1, in the knowledge that, if permission was granted, the precise use could then be changed to that which is now applied for, without any further planning permission being necessary.  

In my opinion, there are three legitimate planning considerations to be made in respect of this application.  The first consideration relates to highway safety and parking issues.  For the reasons stated earlier in the report, the County Surveyor has no objections to the application on highway safety grounds.  I have no reason to disagree with the County Surveyor’s comments.  

The second consideration concerns any possible effects of the proposal upon the Conservation Area.  As no external alterations to the building are necessary or proposed, there would be no effects upon the appearance or character of the Conservation Area.  

The third matter relates to any possible adverse effects on the amenities of nearby residents as a result of the opening hours of the facility.  In the application it is stated that these would be 9am to 6pm Mondays to Fridays, 9am to 1.30pm on Saturdays with no opening on Sundays or Bank Holidays.  Subject to a condition specifying those opening hours I do not consider that the use would have any detrimental effects on the amenities of nearby residents.  

Overall, I can see no sustainable reasons to refuse this application.  

SUMMARY OF REASONS FOR APPROVAL

The proposed change of use would have no seriously detrimental effects upon the appearance of the Conservation Area, the amenities of nearby residents or 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 relate to the proposal as shown on drawing No. GT/01/YS dated 19/01/10. 


REASON:  For the avoidance of doubt and to ensure compliance with the submitted plan.

3.
The use of the premises in accordance with this permission shall be restricted to the hours between 9am to 6pm on weekdays and 9am to 1.30pm on Saturdays and there shall be no opening on Sundays or bank holidays.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan as the use of the premises outside these hours could prove injurious to the character of the area and in order to safeguard residential amenities.

