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	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVE

	

	Development Description:
	Proposed first floor extension to existing retail premises and change of use class from A1 (Retail) to A4 (Drinking Establishment)

	Site Address/Location:
	Land and Buildings at the rear of 50 Moor Lane, Clitheroe, BB7 1AJ

	

	CONSULTATIONS: 
	Parish/Town Council

	No objections

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections

	

	CONSULTATIONS: 
	Additional Representations.

	None

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:
Policy DS1: Development Strategy 
Policy DS2: Sustainable Development 
Policy DMG1: General Considerations 
Policy DMG2: Strategic Considerations 
Policy DME4: Protecting Heritage Assets 

	Relevant Planning History:
None relevant

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The application site is a flat roof single storey building located on Woone Lane between a building at the rear of Ideal Pet Stores and Tiger Taxis within Clitheroe town centre. It is currently vacant but was formerly part of Hargreaves a hardware and bike shop which had its main frontage on on Moor Lane. The two-storey building on Moor Lane has been severed and is now an estate agents. 
There are several listed buildings towards the Southern end of Moor Lane which are adjacent to the site and Holmes Mill lies to the South. The application building however is of no merit and could be considered to detract from this part of the conservation area.  

	Proposed Development for which consent is sought:
The application seeks consent to construct a first-floor extension over part of the building and a change of use from retail to drinking establishment. 

	Principle of Development:
The redevelopment of the site in order to facilitate bringing an unattractive vacant building back into use is considered acceptable in principle. Whilst a retail unit would be lost it is not on one of the main shopping streets but is located in an area where there are a number of hospitality venues. 
Given the proximity of listed buildings and location within the conservation area the LPA must accord with the duties under sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and have special regard to the desirability of maintaining or enhancing the setting of the buildings and character of the conservation area. 

	Residential Amenity:
The surrounding buildings are predominantly commercial and the site is within a town centre location with other late night uses such as drinking establishments and restaurants close by. As such it is not considered that the proposal would introduce a new use that would result in noise and disturbance over the existing ambient noise levels in the area. The opening hours proposed are 1100-2200 Sunday-Friday and 1100-2300 on Saturdays. These hours are considered acceptable and can be controlled with a planning condition as well as through the licensing process.

The premises does not have any outdoor drinking areas but there is land to the rear and application form states that there is an area for waste bins to be collected as part of RVBC waste collection. 

The proposal incorporates a first-floor extension to part of the building. The site is surrounded by other buildings which are terraced. The extension will abut the wall of Tiger Taxis at one side and will only have windows on the front elevation. 56-60 Moor Lane appear to be in residential use and face directly onto the car park for Holmes Mill, they also face directly onto the rear of tiger taxis, a 2 storey building and an unkempt area of land around the rear of the buildings. The new first floor extension is likely to be visible from the rear of surrounding property but given the existing cramped arrangement and position to the north, it is not considered that it would result in a loss of amenity through overshadowing. 

	Heritage Considerations:
The proposed extensions and refurbishment of this neglected looking building has the potential to enhance the character of the conservation area both visually and by contributing to the vitality of the area by contributing to the choice of drinking establishments. It is in the setting of listed buildings but could potentially enhance this and it is not considered that it will have any harmful impact on their significance or group value. 
Any minimal harm that arises from the change to the appearance of the building is considered to be outweighed by the public benefits of bringing a building back into a viable use which would be more difficult to achieve within the parameters of the flat roof single storey building which currently exists. As such the proposal is considered to be in accordance with para 202 of the NPPF which is a material planning consideration. 

	Visual Amenity:
Notwithstanding the heritage considerations the proposal is considered to be a sympathetic design which will not be an over dominant feature. It will be faced in a mix of cream coloured render with stone string course and a parapet roof. There will be a series of bifold windows with metal balustrade to the front elevation. There is a variety building styles in the vicinity and it is considered that the proposal would integrate successfully within the street scene and as aforementioned improve the appearance of the existing building. 

	Highways:
LCC highways have raised no objections to the proposal. The site is located in a town centre location and there is plentiful on street parking and public car parks in the vicinity as well as public transport links and taxis. 

	Observations/Consideration of Matters Raised/Conclusion:
For the reasons above and having consideration to the duties under the Planning (Listed Buildings and Conservation Areas) Act 1990, core strategy policies and other material considerations the proposal is considered to be acceptable and it is recommended accordingly. 

	RECOMMENDATION:
	That planning permission is granted
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