Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2013/0543/P

	Development Proposed:
	Proposed demolition of the existing redundant garage and provision of car parking for The Grand (CAC).  Land at Central Garage, Back York Street, Clitheroe, Lancashire, BB7 2DW.



	CONSULTATIONS: Parish/Town Council

	Clitheroe Town Council – The Council has no objection to this application.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	One letter has been received from the occupier of an adjacent residential property, and they wish to raise the following objections.

1. The front of our property faces Wellgate so rooms in our house are subject to extended periods of noise, during Friday and Saturday nights in particular.  Our child’s room is at the rear of the house is the quietest however this may not be the case if this permission is granted as it has the potential to substantially increase noise to the rear,

2. The Grand opens every day so there is potential that this disturbance is to be nightly,

3. We are also concerned for the security of our property with an increased open space next to the rear of our property.  We have already had to have our wall repaired due to people climbing it to get into our garden from the current car parking area,

4. We have strong concerns for the trees at the back of our garden, and note that any excavation should be outside their root protection area.  The roots are susceptible to the laying of the new car park and the compaction involved, and

5. We see no need for this development as the existing building can provide car parking as it is.



	RELEVANT POLICIES:

	NPPF.

Policy G1 - Development Control.
Policy ENV16 – Development in Conservation Areas.

Policy ENV17 – Details required with proposals in Conservation Areas.
Policy DMG1 of the Core Strategy (Regulation 22 Submission Draft).
Policy DME4 of the Core Strategy (Regulation 22 Submission Draft).

Key Statement EN5 of the Core Strategy Regulation 22 Submission Draft.

Clitheroe Conservation Area Appraisal (April 2007).

Planning (Listed Buildings and Conservation Areas) Act 1990.



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

	This application proposes the demolition of a redundant former garage building in order to provide an extension to the existing park for The Grand, York Street, Clitheroe.  Central Garage is situated on Back York Street in Clitheroe, and lies within the Conservation Area.  It was built in the 1960s.  The building is constructed of rendered masonry with cement, profiled roof sheeting, and has been has been used to provided additional parking for the Grand for the past two or three years (since permission was granted to create the car parking area to the front of the building in 2009 – 3/2009/0030/P).  On site there is currently space for up to 31 cars to be parked.  The proposal will allow 32 cars to be parked on this site once the building is demolished.  The intention is to demolish the building to below slab level, and the slab to be made good where necessary.  The 14 spaces will then be marked out to match the existing bays.

The main consideration in the determination of this application is the duty required by Section 72(1) of the Planning (Listed Building and Conservation Areas) Act 1990 to consider whether proposals preserve or enhance the character or appearance of Clitheroe Conservation Area.

In respect to the impact of the scheme on the setting and character of the Conservation Area, Paragraph 17 ‘Core Planning Principles’ of the National Planning Policy Framework notes that planning should ‘conserve heritage assets in a manner appropriate to their significance, so that they can be enjoyed for their contribution to the quality of life of this and future generations’, with Paragraph 126 stating that local planning authorities should recognise that 'heritage assets are an irreplaceable resource' which should be conserved in a 'manner appropriate to their significance’.  Local planning authorities should also take into account 'the desirability of sustaining and enhancing the significance of heritage assets ... the wider social, cultural, economic and environmental benefits that conservation of the historic environment can bring ... the opportunities to draw on the contribution made by the historic environment to the character of a place'.  These paragraphs highlight the importance of the conservation, preservation and enhancement of the Conservation Area as important considerations when assessing this proposal.
Paragraph 131 also provides advice when determining planning applications, noting that local planning authorities should take account of:

· the positive contribution that conservation of heritage assets can make to sustainable communities including their economic vitality; and

· the desirability of new development making a positive contribution to local character and distinctiveness.

Paragraph 132 provides more advice when considering the impact of a proposed development on the significance of a designated heritage asset, with paragraph 134 noting that where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighed against the public benefits of the proposal.

The remaining building on site does not make a positive contribution to the Clitheroe Conservation Area, and whilst its removal would open up views into and out of the Conservation Area, thereby removing some sense of enclosure from this site, I believe that the removal of this incongruous building would make a positive contribution to the local character and distinctiveness of this area.  This area of Back York Street lies within a central location that is overlooked by properties on York Street, Wellgate and Duck Street.  The sense of enclosure is therefore well maintained by these firm site boundaries.  29-33 Wellgate are Grade II Listed Buildings, and whilst this site is separated from these properties by a 3m high wall, the removal of this building is also considered to improve the setting of these properties.  A condition will be added to this approval in order to clarify the details of boundary treatment for the southeastern boundary edge (adjacent to Tesco) to ensure the site remains secure.

I am mindful of concerns that have been raised previously to the development of this site, however since the creation of the existing car park on this site, I can confirm that the Environmental Health Department have received no objections from the occupiers of neighbouring dwellings in relation to its use.

Being mindful of Section 72 (1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 that states ‘in the exercise of planning functions, special attention shall be paid to the desirability of preserving or enhancing the character or appearance of a conservation area’, I consider that the proposed scheme will preserve and enhance the character and appearance of this location within this Conservation Area, by virtue of the removal of an incongruous and modern rendered industrial building within a predominantly residential area.  On the basis of the above, having assessed the proposed scheme in line with the above relevant Policies and Guidance it is therefore recommended accordingly.


	SUMMARY OF REASONS FOR APPROVAL: 

	The proposal represents an appropriate form of development that will not result in visual detriment to, or adverse affect upon, the setting and character of the Conservation Area.



	RECOMMENDATION: That Conservation Area Consent is granted.


DATE INSPECTED: 28/06/2013














