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	Date Inspected:
	11/10/2016
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Demolition of existing projecting shop front and replacement with new.  Extension of retail trading area involving change of use from mixed residential/retail storage to A1 retail.  Conversion of existing five bedroom dwelling and rear outbuildings to three one-bedroom apartments including two storey rear extension and associated alterations.

	Site Address/Location:
	17 Eshton Terrace Clitheroe BB7 1BQ

	


	CONSULTATIONS: 
	Parish/Town Council

	No objection

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The Highway Development Control Section does not have any objections in principle to the proposed alterations and change of use, providing the A1 retail unit is not used for food retail.

	CONSULTATIONS: 
	Additional Representations.

	One letter of objection has been received which raises concerns relating to the parking and highways issues.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy
Key Statement DS1 – Development Strategy

Key Statement H1 – Housing Provision

Key Statement EC2 – Development of Retail, Shops and Community Facilities and Services

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations 

Policy DMG3 – Transport and Mobility

Policy DMR1 – Retail Development in Clitheroe

National Planning Policy Framework

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:

Consent is sought for the conversion of an existing five bedroom dwelling and rear outbuildings to three one-bedroom apartments including a two storey rear extension and associated alterations. The application also proposes the extension of the existing ground floor retail trading area involving change of use from mixed residential/retail storage to A1 retail including the demolition of the existing projecting shop front and replacement with a new frontage.  

The application property is a large end terrace building located at the junction between Eshton Terrace and Wilson Street. The site is situated within the defined settlement of Clitheroe and is a large stone building typical of the area. At ground floor, part of the building has been previously been used as A1 retail with an unsympathetic flat roofed shop front which is proposed to be demolished as part of this application. The rest of the building comprises five-bedroom residential accommodation arranged over three levels. There is a two-storey outrigger to the rear of the property, a feature which is replicated on other terraced dwellings along Eshton Terrace, and a single storey former workshop building in the rear yard area. The area is predominantly residential although there are a number commercial properties located in the vicinity.
The application proposes to convert the ground floor of the original building to A1 retail with associated storage and kitchen areas. A new shop front would be installed on the elevation facing Eshton Terrace. The first and second floors would provide two self-contained one-bedroom flats each with an open plan kitchen and living area and bedroom with en-suite bathroom. Access to flats 1 and 2 would be from the main door entrance facing Eshton Terrace, entirely separate from the retail use. The 3rd flat would be accommodated within the existing workshop building to the rear of the main property with access from Wilson Street. In order to accommodate the three flats some alterations are required to the existing building including the extension of the existing outrigger to 5m in width at first floor (resulting in a first floor overhang) and 7.3m in height to the ridge. A replacement gabled dormer would be erected on the rear roof slope and would measure 1.4m in width and 1.8m in height. It would be approximately 0.8m above the eaves of the main building. The existing flat-roofed single storey kitchen/store would be re-roofed with a pitched roof and the pitch of the roof above the storage building would be altered to a steeper pitch resulting in a higher ridge height of 4.4m.

	Principle of Development:

With regards to the principle of the development, the site is within the settlement boundary of Clitheroe. Clitheroe is identified as a ‘principal settlement’ in Key Statement DS1 of the Core Strategy where the majority of new housing development will take place and the provision of three flats in this location would contribute to the supply of housing. The provision of 3no flats would also broadly accord with Key Statement H2 as it would contribute to the mix of house types in the locality. With regards to the retail element, the development site lies outside of the main shopping centre of Clitheroe but the site is considered edge-of-centre in accordance with the NPPF definition. Policy DMR1 ‘Retail Development in Clitheroe’ requires edge-of-centre proposals to meet a number of requirements. The application site is well connected to the main shopping centre and would not seriously affect the vitality or viability of the town centre. There is an existing retail use established on part of the ground floor of no.17 Eshton Terrace which the application seeks to extend across the entire ground floor. Given that the application merely seeks a minor extension to an existing A1 use I do not consider that a sequential test is required to be undertaken in this case. The proposals are therefore considered acceptable in principle.

	Observations/Consideration of Matters Raised/Conclusion:

The application proposes minor alterations to the front elevation of the building that faces Eshton Terrace. Windows on the front elevation would be timber framed and the removal of the flat-roofed shop front would have a positive impact of the appearance of the building. The proposed replacement shop front appears to be more traditional in appearance but, should consent be granted, further details including materials and sectional drawings would be required. The introduction of one new window on the gable elevation of the main building does not result in any unacceptable visual harm subject to it being built to match existing openings.

The extension of the existing two-storey outrigger to the rear of the property would not raise any design concerns and it would remain subservient to the main building due to it being clearly set down at ridge and eaves height from the parent property. Window openings in the rear elevation of this two storey projecting rear gable would reflect the style and proportions of existing openings. The proposal to replace an existing flat roof dormer on the rear roof slope with a larger pitched roof dormer would enhance the appearance of the building. Front and rear dormers are common features in the locality and the proposed dormer would be seen as a subservient feature in the roofscape. Proposed alterations to the single storey buildings including the kitchen and workshop do not raise any concerns. There is a mix of materials in use on neighbouring buildings and therefore the use of a render finish to the rear of the property does not raise any concern subject to the retention of stone detailing on the main building. 

In terms of its impact on the residential amenity of neighbouring occupants, the proposals would not result in any overlooking or loss of privacy for occupiers of dwellings on the north-east side of Eshton Terrace. There is a bedroom window on the gable elevation of no.15 Eshton Terrace which faces the gable elevation of the application building at a distance of 9m. The proposal to introduce a new bedroom window opening in the gable elevation of the application property and a floor to ceiling height double window opening with Juliet balcony in the south-east side elevation of the two storey rear extension would result in facing habitable room windows that fail to meet the recommended separation distance of 21m. The planning agent has subsequently amended the proposals; the bedroom window in the gable elevation would have a fixed bottom sash with obscure glazing up to a height of 1.5m from floor level and the opening in the south-east side elevation of the two storey rear extension has been reduced to one fixed single pane of glass. This in my opinion would reduce any loss of privacy to an acceptable level and it is noted that the occupants of no.15 Eshton Terrace have not objected to the proposals. The existing first floor window in the gable elevation of the application property would serve the kitchen and, should consent be granted, would be required to be obscure glazed.
The adjoining dwelling is no.19 Eshton Terrace. The proposals to increase the ridge height of the existing two storey outrigger, erect a pitched roof above the existing kitchen and increase the height of the existing workshop would have a minor impact on outlook from the rear yard of this property. However, the existing outlook is already limited and it is not considered that the proposals would result in a significant reduction of outlook when compared to the existing arrangement or would proposals be detrimental to outlook or light levels at the nearest first floor window. The rear elevation of no.17 faces the gable end of no.12 Wilson Street and there is a distance of approximately 15m between the nearest two storey elements of each building. The gable end of no.12 Wilson Street has two ground floor windows and one first floor window however these serve non-habitable rooms and it is not considered that the proposals would adversely impact upon the amenity of this neighbour. Furthermore, there would not be direct views from the ground floor windows of no.12 Wilson Street into the first floor sitting/dining room windows proposed in the rear elevation of the two storey outrigger as they would be screened by the existing storage building.
The proposed flats would provide an acceptable level of residential accommodation and would be entirely self-contained. The scheme includes the provision of appropriate refuse storage areas. With regards to highway safety, the County Surveyor is satisfied that the three flats would not result in any additional parking demand than the existing five-bed dwelling and the site is in a highly accessible location. Furthermore, the gross increase in food retail area is minimal to have a serious impact on parking demand.
A protected species survey has been submitted which found no evidence of bats using the property and concludes that the proposed works are unlikely to cause disturbance to bats, result in the loss of a bat roost or cause injury or death to bats.

	Observations/Consideration of Matters Raised/Conclusion:

Taking into account the above, the proposals would not result in any adverse harm to the appearance of the building nor would it result in harm to highway safety. The proposals would not result in any unacceptable harm to the residential amenity of neighbouring occupants and is therefore recommended for approval.

	RECOMMENDATION:
	That planning consent be approved.


