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APPLICATION REF: 
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GRID REF: SD 374444 441974
DEVELOPMENT DESCRIPTION:

CHANGE OF USE OF PART OF GROUND FLOOR FROM PUBLIC HOUSE TO HOT FOOD TAKEAWAY AND ALTERATIONS INCLUDING THE CREATION OF A NEW DOOR ENTRANCE AT WHITE HORSE INN, YORK STREET, CLITHEROE.
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL:
Object due to the loss of a residential apartment from the original application 3/2015/0928. There is a significant need for accommodation in the town.  Additionally, there is concern about the effect on the façade of the building by the alterations proposed.
ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):

There is a Taxi Bay close to the premises and limited waiting directly outside the proposed frontage along with other available parking close. No objections on highway grounds with regard to the change of use. Understand that there is an application for illuminated signs, this issue will be dealt with separately.

RVBC ENVIRONMENTAL HEALTH:

(21 August 2017) The applicant should be encouraged to submit detailed plans of the catering facilities at an early stage to this Department.

(29 August 2017) The takeaway will require extractors and chillers which are likely to introduce noise nuisance to the nearest residential properties. Therefore Noise assessment and odour reduction will be required.

Conditions should relate to: 
Noise levels have been indicated in the plant noise assessment; these are indicative of the levels to be mitigated against to reduce the noise impact levels upon residential premises in the same building. 

Reducing odours to prevent complaints from nearby residential properties.

(20 September 2017 and in respect to an objector comment) the noise assessment was done to the nearest dwelling which would be the flat above the pizza shop as that is where the most likely noise problems would occur. If the noise suppression was satisfactory there, then other nearby properties are less likely to have trouble from noise from the extractors.
(13 November 2017) The two reports returned to the council for the White Horse Application indicate a satisfactory control over the noise levels produced from the ventilation system to be introduced on site. 

The air quality report indicates the consultant utilised a DEFRA guidance for odour control, and Carbon filters are to be used to filter odour. The report also indicates if the system is maintained correctly no exhaust odours should be experienced.

Ribble Valley Borough Council now has to wait and see if the proposed recommendations are effective in controlling both odour and noise levels from the takeaway.

ADDITIONAL REPRESENTATIONS:

Letters of representation have been received from 9 individual households/addresses objecting to the application on the following grounds:

Noise in residential area – increased vehicle (bins, deliveries, parking) and pedestrian; staff smoking breaks; generator/cooler/ventilation; late night.

Smells in residential area - staff smoking breaks. 

Rubbish – gardens and on street; attraction of vermin.

Traffic – there is no car parking and use of lay-by will impact on The Grand, restaurants and residents; takeaway deliveries; already congested; what restrictions on timing of deliveries?

Existing surfeit of takeaways. 

Conservation Area – inappropriate for area and building; the White Horse is a building of quality and history; one of most outstanding facades in Clitheroe; attractive architecturally; a chain pizza takeaway would ruin the aesthetic of the street; neon signs to a recognised building of interest. 

Property devaluation.

Suggestion that RVBC has hidden the application and inconsistent in respect to demands on other property owners in Conservation Area.   

A letter of support for the objection of the residents of 12 Church Street has been received from the ward Councillor.
1.
Site Description and Surrounding Area
1.1
The White Horse public house is a prominently sited and opulently designed three storey building within Clitheroe town centre and Clitheroe Conservation Area. The curvature of York Street ensures that the White Horse is prominent from the Market Place and contributes to a wide street scene and the setting of a number of listed buildings on York Street (notably Grade II listed Clitheroe Library, The Grand Cinema and Nos. 11-23, 2-6, 8 and 10, 12-16, 18, 34-38 York Street). Furthermore the White Horse backs onto/adjoins and is within the setting of the Grade II listed buildings at 6 and 8, 10 and 12 Church Street. 


The 1848 and 1886 OS maps show a building range between Church Street and York Street. On both maps, the building footprint corresponds to the location of the existing shaped-gable (which incorporates the cart entrance) on York Street. The 1886 OS map is annotated with “White Horse Inn” at the Church Street end of the range.


The Heritage Statement submitted with 3/2015/0928 included an annotated photograph from c. 1900 which indicates that the existing ground floor left-side window was once a doorway and that the existing plank-door first floor central opening to the shaped-gable element has been a feature of the building for at least a century. The photograph annotation suggests that building opulence was a result of commercial considerations “evidence that the White Horse dates back 300 years and was originally next door to St Mary’s Church on Church Street. When York Street was cut around the 1820s … built here on the present site … Church Street was the main route out of Clitheroe. So when York Street was cut most of the passing custom would obviously not go up Church Street”. 


The Clitheroe Conservation Area Appraisal (The Conservation Studio consultants; adopted by the Borough Council following public consultation 3 April 2007) identifies: 


The White Horse and the non-listed historic buildings facing the site to be ‘Buildings of Townscape Merit’ making a positive contribution to the character and appearance of the Conservation Area; an ‘Important View’ from the Market Place towards York Street (Townscape Appraisal Map);

“A pleasing historic townscape enhanced by the town’s changes of level and curves in the old streets” (Summary of special interest).


“The construction of the first textile mills and the opening of new turnpike roads led to the first major expansion of the town and the construction of new streets, Moor Lane, York Street and King Street” (Origins and historic development).


“The Public Library of 1905, with its conical roof and clock face, has been well designed to take advantage of its corner location and is a notable landmark” (Key views and vistas). 


“the Chatburn turnpike, to the north of the town, stimulated the construction of a new northern approach road, York Road (c1820), leading directly to the Market Place, cutting through burgage plots on Wellgate”. 


“The conservation area is most notable for buildings from the late 18th century and 19th century, many of which replaced earlier structures … In the 18th century Church Street was the main route into and out of the town and No. 21 Church Street is a good example of Clitheroe’s Georgian architecture … As the town’s economy expanded in the 19th century, based on the cotton industry, its population grew and many town-centre civic, commercial and religious buildings were built … Clitheroe’s role as a market town resulted in a large number of pubs, inns and hotels but few can be dated to earlier than the 18th century” (Architectural and historic character). 


“Brick is not common but there are a few brick buildings in King Street reflecting the post-railway development of this area … Historic windows are generally timber sliding sashes deeply recessed in the stone- or brickwork” (Building materials and local details).


“The survival of original materials and details, and the basic, historic form of the building, is important. Where a building has been adversely affected by modern changes and restoration is either impractical or indeed, not possible, they are excluded” (Buildings of townscape merit). 


“This area contains the commercial core of the town, mainly located on Castle Street and Market Place but also spilling onto Wellgate, York Street and King Lane. The central ‘spine’ of the conservation area contains an excellent collection of historic buildings built on a strong back-of-pavement line but with occasional buildings breaking forward with a gable … Church Street contains Clitheroe’s best examples of Georgian building and, together with the street’s stone paving, trees and well kept historic buildings is the town’s best area of townscape” (Character area 1: Clitheroe’s historic core). 


“Traditional 19th century shopfronts” (Character area 1: Principal positive features).


“Mix of commercial, religious, administrative and residential uses” (Strengths). 


“Loss of architectural detail (original windows, doors etc); Insensitive alteration of historic buildings, including some modern shopfronts, spoiling the conservation area’s strong historic character and appearance; Garish commercial signs and advertising; Twentieth century development that fails to preserve the historic character and appearance of the conservation area” (Weaknesses). 


“Loss of original architectural details: Many of the unlisted, and some of the listed, buildings in the conservation area have been adversely affected by the use of inappropriate modern materials or details. Common faults include: the replacement of original timber sash windows with uPVC or stained hardwood; Poor quality shopfronts: despite the presence of a number of attractive historic shopfronts, many of the commercial properties have modern shopfronts of no special merit” (Threats).
2.
Proposed Development for which consent is sought
2.1
Planning permission is sought for the change of use of part of the ground floor from public house to hot food takeaway and alterations including the creation of a new door entrance at White Horse Inn York Street Clitheroe. 
2.2     The application relates to the bay to the left of the historic front entrance door (for the full depth of the building) and a single storey extension in the rear courtyard. This approximates to the area shown as ‘Retail Unit 1’ and the Ground Floor of ‘Residential Unit 1’ in planning permission 3/2015/0928.
2.3    
The proposed alterations to the building façade have been amended following negotiation. The originally proposed fully glazed doorway is to be solid (timber) to door mid-rail level. Officers further advised 6 October 2017: “In order to retain a consistency with the main entrance door, I would suggest that the door be of the nineteenth century 4-panel type (the top panels can be glazed)”. Unfortunately, the ‘proposed’ 2-panel door had already been manufactured.
2.4  
On 6 October 2017 officers suggested: 

“the proposed painting and advertisement scheme is unsympathetic to the character and appearance of the prominent façade as a whole. I had envisaged the retail units being advertised by little more than hanging /projecting signs and retention of the consistency in timber paintwork treatment across the façade. Therefore, I am considering reporting the matter to the next Planning and Development Committee with recommendation that an Article 4 Direction be placed on the York Street façade. However, I would be grateful for your comments in this regard”.

On 10 October 2017, the agent confirmed:


“Painting scheme: the whole of the ground floor doors and windows together with the ‘loading door’ above the cart door entrance and the existing hanging sign frame are to be painted RAL7043 Traffic grey. This is to denote the commercial element of the building. The woodwork on the upper floors which will be in residential use, with the exception of the ‘loading door’ will be painted white”.

“Signage: A full signage scheme will be submitted by the proposed tenants of the building. I suggest that you impose a condition similar to condition 5 on permission 3/2015/0928 … As you are aware the proposed tenant of unit one is Domino’s Pizzas. Their house signage uses a dark grey background and a simple projecting sign. It is likely that there signage will focus on the projecting sign to alert passing trade. The choice of the ground floor colour scheme is to link in with the Domino’s ‘house colour’ to help associate the business with the building and reduce the amount of actual signage required”. 
2.5 
On 7 November 2017, revised plans were submitted deleting all reference to proposed signage at the York Street façade.
2.6   
The applicant has submitted a ‘Plant Noise Assessment’ and details of an odour control solution/’Proposed Ventilation System’.
2.7 
The application form (Question 19) states that the proposals will result in 20 (full-time equivalent) employees.
2.8  
Proposed hours of opening (application form Question 20) are 09:00 to 23:00 Monday to Friday, Saturday and Sunday and Bank Holidays. There is a table identifying the opening times of nearby commercial properties at paragraph 7.8 of the submitted Design, Access, Planning and Heritage Statement.
3.
Relevant Planning History

3/2015/0928 - Change of use from public house with living accommodation to two shops and five apartments together with external alterations. PP granted 23 March 2016. 


The P&DC Committee report identifies “Advertisement proposals are schematic and potentially incongruent. In order to retain the finely detailed and balanced façade and the character and appearance of the building as an historic public house, a condition requiring detailed information of any attachments to the York Street façade is suggested”.


“Condition 5: Notwithstanding the proposed schematic advertisement proposals shown on the submitted plans, specifications and samples of any proposed attachments (including signage) to the York Street façade shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.

Condition 6: Notwithstanding the proposed fully glazed doorway to Retail Unit 1 shown on the submitted plans, specifications for a partially glazed doorway sympathetic to the late C19/early C20 character of the building shall have been submitted to and approved by the Local Planning Authority before its use in the proposed works.


Condition 7: Precise specifications of cart door glazing and framing (including a cross-section drawing showing glazing set back as far as possible in the reveal) shall have been submitted to and approved by the Local Planning Authority before its use in the proposed works.


Condition 8: The use of the retail premises in accordance with this permission shall be restricted to the hours between 08:45am to 18:00pm on weekdays and on Saturdays and there shall be no operation on Sundays or bank holidays. 


Reason: To comply with Policy DMG1 of the Ribble Valley Core Strategy Adopted Version and in order to safeguard residential amenities”.


3/1992/0121 – Display of externally illuminated pub signs. AC granted 23 March 1992. 


3/1991/0700 - Refurbishment of public house including new toilet accommodation. PP granted 13 February 1992.
4.
Relevant Policies

Ribble Valley Core Strategy (Adopted Version):


Key Statement EC1 – Business and Employment Development 


Key Statement DS1 – Development Strategy 


Key Statement EN5 – Heritage Assets 


Key Statement H2 – Housing Balance 


Key Statement EC2 - Development of retail, shops and community facilities and services 


Policy DMB1 – Supporting Business Growth and the Local Economy 


Policy DMG2 – Strategic Considerations 


Policy DMG1 – General Considerations 


Policy DME4 – Protecting Heritage Assets 


Policy DMR1 – Retail Development in Clitheroe 


National Planning Policy Framework (NPPF) 


National Planning Policy Guidance (NPPG) 


Planning (Listed Buildings and Conservation Areas) Act 1990. ‘Preservation’ in the duties at sections 66 and 72 of the Act means “doing no harm to” (South Lakeland DC v. Secretary of State for the Environment [1992]).

Clitheroe Conservation Area Appraisal
5.
Assessment of Proposed Development
5.1
Impact upon the character and appearance of Clitheroe Conservation Area and the setting of listed buildings:
5.1.1
The duty at Section 72 (1) of the Planning (Listed Buildings and Conservation Areas)  Act 1990 states: 


“In the exercise, with respect to any buildings or other land in a conservation area … special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area”.
           The duty at Section 66 (1) of the Planning (Listed Buildings and Conservation Areas) Act   1990 states: 


“In considering whether to grant planning permission for development which affects a listed building or its setting, the local planning authority or, as the case may be, the Secretary of State shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses”.

5.1.2 
Harm from the loss of historic function was recognised in considerations to 3/2015/0928:

“The Clitheroe Conservation Area Appraisal identifies that the town-centre’s civic, commercial and religious buildings are an important element of its architectural and historic character and I note from the submitted Heritage statement that the White Horse public house may have been part of this character for 300 years. I also note the loss of the Grade II listed Victoria Hotel, Market Place to retail use in May 2014”.

The Historic England Governance and Legal Director identifies in ‘The Big Issue of Little Harm’ (see below) that: 


“If we are to look after what matters about our historic buildings and sites – their heritage significance – then we need to not just worry about the major proposals for change, but also about the cumulative effect of the small things”. 

 
“Any harm is to be given ‘great weight’ whether it is serious, substantial, moderate, minor or less than substantial. Whatever adjective you choose to describe it and however the harm is caused – directly or through an impact on the setting – every decision should acknowledge the general priority afforded to heritage conservation in comparison to other planning objectives or public benefits”.


The Clitheroe Conservation Area Appraisal identifies:


“Garish commercial signs and advertising” (Weaknesses);


“Many of the commercial properties have modern shopfronts of no special merit” (Threats).

‘Making changes to heritage assets’ (Historic England, February 2016)

“Removal of, and change to, historic shopfronts may damage the significance of both the building and the wider conservation area, as may the introduction of new shopfronts to historic buildings where there are none at present. All elements of new shopfronts (stall-risers, glazing, doors, fascias, etc.) may affect the significance of the building it is located in and the wider street setting” (paragraph 53).

Therefore, I am mindful of the concerns of the Town Council and local residents in respect to the importance of the White Horse Inn façade to Clitheroe Conservation Area and the streetscene/townscape and of the potential and cumulative impact of harmful works to the designated heritage assets. 


The manufacture of the door before application consideration is disappointing. However and whilst not ideal, this door has an acceptable impact (mindful of the ‘existing’ large-pane glazing to this opening and an example of a similar historic door within the building main entrance vestibule).

In my opinion, the revised proposals (following negotiation) represent a holistic and considered approach to the safeguarding of the distinct and imposing façade of the historic inn. Mindful of the potential impact of the exercise of advertisement deemed consent, I would suggest that a condition be attached in this regard.
5.2
Land use considerations:
5.2.1
The principle of new and numerous uses for the historic White Horse Inn was established by planning permission 3/2015/0928.

RVBC Regeneration considered that there was enough information submitted to indicate that there was no future for a pub on this site. On this understanding, the proposed ground floor use (retail) was considered to offset the employment and economic impacts of the loss of the pub use and provide additional variety to the town centre retail offer (Policy DMR1). No additional comments have been received in respect to the current application.

The proposed take-away is within Clitheroe Town Centre but outside of its principal shopping frontage. In my opinion, this will not undermine town centre vitality and viability (Key Statement EC2; Policy DMR1). 

I am mindful of the Town Council’s concern at the loss of a previously proposed (3/2015/0928) residential unit. However, the specific Core Strategy housing requirement for Clitheroe has been met (a position which has not altered since consideration to 3/2015/0928). In my opinion, the revised combination of uses for this site will still support town centre vitality and viability (Policy DMR1) and provide housing in proximity to town centre services and facilities.
5.3
Impact upon Residential Amenity:
5.3.1
I am mindful of the concerns of local residents. However, I am now satisfied that the mitigation proposed and the conditions suggested by RVBC Environmental Health (in respect to the applicant’s analysis of potential noise and smells) will ensure that residential amenities are not significantly affected by the re-use of the former town centre public house. Noise assessments (and mitigation) have been made in respect to the upper floors of The White Horse and I am satisfied that the opening times proposed are acceptable.


5.3.2   I would remind Members that the impact of development on property values is not a material consideration in the determination of this application. 
5.3.3  In respect to local resident concern at the existing provision of take-away businesses, I am mindful of NPPF paragraph 23 ‘Ensuring the vitality of town centres’ which states that “local planning authorities should … promote competitive town centres that provide customer choice”.

5.4
Highway Safety and Accessibility:
5.4.1
I am mindful of both the concerns of local residents in respect to traffic, congestion, parking and deliveries and the comments of LCC Highways. I am satisfied that the development has an acceptable impact on highway safety and accessibility. 
6.
Observations/Consideration of Matters Raised/Conclusion
6.1
Therefore, in giving considerable importance and weight to the duties at section 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and in consideration to Key Statements EN5, EN1 and EN2 and Policies DME4, DMG1, DMB1 and DMR1 of the Ribble Valley Core Strategy I would recommend that planning permission be granted subject to conditions.
RECOMMENDATION: That the application be APPROVED subject to the imposition of the following condition(s):
1.
The development must be begun not later than the expiration of three years beginning with the date of this permission.


REASON:  Required to be imposed pursuant 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 received 10 October 2017 (painting scheme and signage) and letter and plan received on the 7 November 2017.


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

3.
The permission shall relate to the development as shown on Plan Reference 'Proposed Elevations' (but does not include 'Proposed Elevation A') and 'Proposed GA'. 


REASON:  For the avoidance of doubt and to ensure that the development is carried out in accordance with the submitted plans.

4.
Notwithstanding Part 2 Deemed Consent of the Town and Country Planning (Control of Advertisements) (England) Regulations 2007, specifications of any proposed advertisements to the York Street facade shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.


REASON: In order to safeguard the character and appearance of Clitheroe Conservation Area and the setting of listed buildings in the street scene.

5.
The development shall be implemented in strict accordance with the proposed levels of noise and odour mitigation shown within the submitted information.


REASON:  To ensure that residential amenities are not significantly affected by the re-use of the former town centre public house and in accordance with Policy DMG1 of the Ribble Valley Core Strategy.
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