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	Date Inspected:
	24/05/2016
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Change of use of the premises from a commercial office to residential use

	Site Address/Location:
	13 King Lane Clitheroe BB7 1AA

	


	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection.

	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy
Key Statement EC2 – Development of Retail, Shops and Community Facilities and Services
Key Statement EN5 – Heritage Assets

Policy DMB1 – Supporting Business Growth and the Local Economy

Policy DMG1 – General Considerations
Policy DME4 – Protecting Heritage Assets
National Planning Policy Framework

Section 2 - Ensuring the vitality of town centres
Clitheroe Conservation Area Appraisal

Clitheroe Conservation Area Management Guidance

	Relevant Planning History:

3/85/0354/P – Change of use to St. John Ambulance Brigade Headquarters. Approved.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:

This application seeks consent for the change of use of an existing St. John Ambulance training centre/headquarters to a dwellinghouse (Use Class C3) at 13 King Lane, Clitheroe. The application premises are an end of terrace property located in the town centre of Clitheroe in an area characterised by a mix of uses including retail, office, residential and industrial. The application building is located on the northern side of King Lane and is situated within the designated Conservation Area. The building is faced with a slate roof, coursed stone on the front elevation and render on the west-facing side elevation and is adjoined to the east by a row of terraced dwellings.
The application seeks to change the use of the building to a 3-bed residential dwelling. There would be no external changes to the building aside from the removal of commercial signage. Internally the building would be renovated with the existing training room subdivided into two bedrooms.

	Observations/Consideration of Matters Raised/Conclusion:

The application site is located within the draft retail centre boundary for Clitheroe and within Clitheroe Conservation Area. The site is currently used as a training centre with offices (sui generis consisting of B1/D1 uses) and the proposal would therefore result in the loss of employment floorspace. The proposed use would not create any employment opportunities nor would it support or enhance the vibrancy, consumer choice or vitality of the town centre as required by Key Statement EC2. Where proposals are for the conversion of sites in employment use to an alternative use Policy DMB1 requires applicants to provide proof that attempts have been made to secure an alternative employment generating use or information that demonstrates that the current use is not viable for employment premises. 
In this case the applicant has provided estate agent details including photos of advertising boards and sales particulars along with a statement from his estate agent detailing the marketing exercise up to the date of sale. The building was marketed for a mix of uses and the estate agent confirms that during the period June to October there was no interest received from parties seeking to retain its office use. Furthermore, they state that the building is not an attractive property for office use and, given its past use as a dwellinghouse and that the surrounding area is characterised by a mix of commercial and residential uses, the LPA is satisfied that the conversion of this building to living accommodation would not harm the vitality of Clitheroe Town Centre.

The building is identified as a building of townscape merit in the Clitheroe Conservation Area Appraisal and is therefore considered to make a positive contribution to the character and appearance of the conservation area. In terms of its impact on the visual appearance of the Conservation Area, there are no external alterations proposed. The use of the building as a dwelling would not result in any harm to the character and appearance of the building and would have a neutral impact of the significance of the Conservation Area and the setting of nearby listed buildings. The proposals accord with Policies EN5 and DME4.
In terms of its effect on the residential amenity of neighbouring occupants, the proposals would not result in any harm by virtue of overlooking, loss of light or loss of privacy. The building has a small rear yard which backs onto the rear elevation Clitheroe Social Club. The roof of the social club building extends down to single storey eaves height at its closest point to the 13 King Lane which is around 5m from the rear elevation of the application building. Notwithstanding this somewhat limited rear outlook, the building was originally used as a dwellinghouse and would, in my opinion, provide an acceptable standard of accommodation.
With regards the impact of the development of the local highway, the County Highways Surveyor has no objections to the proposals and states that the proposed use is unlikely to result in a noticeable change in parking demand. The site is in a highly accessible location with good public transport links and public car parking near the site.
Taking account of the above it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be approved


