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	04/03/2022
	

	Officer:
	SH
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVAL

	

	Development Description:
	Change of use of a dance studio to residential use plus proposed erection of 2 no. porches, minor alteration to access and internal alterations. 

	Site Address/Location:
	St James House, St James Street, Clitheroe, BB7 1HH

	

	CONSULTATIONS: 
	Parish/Town Council

	No comments have been received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Highways comment received on 16/02/2022 – No Objections subject to conditions. 

	

	CONSULTATIONS: 
	Additional Representations.

	 No comments have been received. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 - Development Strategy 
Key Statement DS2 - Presumption in Favour of Sustainable Development
Key Statement EN5 – Heritage Assets
Policy DMB1 – Supporting Business Growth and the Local Economy
Policy DMG1 – General Considerations 
Policy DMG2 – Strategic Considerations 
Policy DMG3 – Transport and Mobility
Policy DME4 – Protecting Heritage Assets

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2014/0557:
Proposed new two-bedroom dwelling within the curtilage of St James House and creation of a new vehicular access. (Refused)

3/1992/0242:
Discontinuing use of front room (Ground Floor) as dance studio, erection of new extension at rear for use as conservatory and dance studio. (Approved)

3/1990/0708:
Change of Use of existing lounge to private dance studio. (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached property known as St James House, situated along St James Street within the settlement boundary of Clitheroe. The property consists of natural stone, natural slate roof tiles and timber sash windows and doors. The surrounding area is predominantly residential, with St James Church, a Grade II Listed Building situated to the East of the development site. The site itself is not situated on any designated land. 


	Proposed Development for which consent is sought:

Consent is sought for the change of use from a dance studio to a residential use, along with the construction of two porches on the Northern and Western elevations of the property, and minor alterations to the internal of the dwelling. The porch on the front elevation will replace an existing porch, featuring a stone portico design, with a maximum height of approximately 3.3m respectively. The porch on the Western elevation will be a proposed oak framed porch featuring a pitched roof, with a maximum height of approximately 3.3m, and the eaves falling to around 2.1m from ground level. Materials will include stone to the front elevation, with a timber frame with natural slate roof tiles to the side elevation.

Consent is also sought for minor alterations to the driveway, to include a car turning space to the front of the property. A site plan has been provided to show the alterations to the driveway, showing how the driveway will widen at the entrance by 1m, with the car turning space measuring approximately 3.5m in diameter. 


	Principle of development:

The proposal is a domestic extension to a dwelling and is acceptable in principle subject to an assessment of the material planning considerations.

The rear of the property to be converted is currently used as a dance studio, and the proposal would therefore result in the loss of employment floorspace. 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 relation to the above property, marketing the employment space is not deemed fully necessary as the floorspace is really ancillary to the main house, which is predominantly residential use. The property is situated within an entirely residential street, and as such the loss of employment floorspace would be considered acceptable. 



	Residential Amenity:

The application property is set within its own significant residential curtilage, with the only concerning neighbour being the dwelling situated at the end of a row of terraced properties to the West of the development site, No.22 St James Street. The porch proposed on the side elevation would not provide any new opportunities for overlooking or loss of light on any neighbouring properties, and the separation distance, along with the vegetation and stone boundary wall will aid in masking the proposed porch on the side elevation. The stone portico porch on the front elevation would be visible from the terraced properties on the Northern side of St James Street, and from the Grade II Listed St James Church, however due to the separation distances and boundary treatments, and due to the proposal replacing an existing porch, the development would not result in any detrimental impacts with regard to residential amenity. 

The change of use from dance studio to become a spacious kitchen/dining/living room is considered acceptable with regard to residential amenity as the proposal will not introduce new opportunities for overlooking or loss of privacy on neighbouring residents. Alterations include changes to the rear elevation openings to a new window and door, however as these will be replacements, the level of overlooking as a result will not increase. Despite the room to the rear of the property now becoming a habitable space, the only building at risk to loss of privacy is an industrial building situated to the South-West of the residential curtilage. As a result, this will be considered acceptable. 


	Visual Amenity:

Ribble Valley Core Strategy Policy DMG1 states that “development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature”. Furthermore, emphasis is placed on visual appearance and the relationship to surroundings.  

As the proposed development is within close proximity to a Grade II Listed Building, St James Church, consideration must be given to the effect the proposal has visually to the setting of listed buildings. Key Statement EN5 of the Ribble Valley Core Strategy states that: “The Historic Environment and its Heritage Assets and their setting will be conserved and enhanced in a manner appropriate to their significance for their heritage value; their important contribution to local character, distinctiveness and sense of place”. 

Visually, the stone portico porch on the front elevation of the property would be considered acceptable, as the materials and design have been chosen in order to integrate effectively with the application property. The maximum height of the porch being approximately 3.3m from ground level means the porch will be considered entirely subservient, and appropriate to the surrounding area. The western side elevation porch will feature a different design, focusing on a timber frame construction with a pitched roof. The maximum height of the porch will match the proposed porch on the front elevation, with eaves height falling to around 2.1m respectively. Despite the porches having a different appearance and design, the proposals would not be considered inappropriate in comparison to those found in the immediate vicinity, and as the application is set slightly back from the highway, boundary treatments and vegetation will assist in concealing the side elevation porch from view. The materials chosen are considered traditional and would be in keeping with the application dwelling and surrounding properties. As such, the proposal would not be considered to have a detrimental impact visually on the application property, neighbouring Grade II Listed building, or the surrounding area. 


	Landscape/Ecology:

No ecological constraints were identified in relation to the proposal.


	Highways:

Lancashire County Council Highways have been consulted and have no objections to make regarding the application subject to conditions. The existing vehicular access from St James Street is proposed to be widened and will therefore require the existing dropped vehicle crossing to be extended. This will need to be carried out under an agreement (Section 184) with Lancashire County Council, as the highways authority. The internal driveway must also be surfaced in a bound, porous material from the back edge of the adopted footway for a minimum distance of 5m into the site, in order to prevent loose material from being carried onto the adopted highway. The proposed car turning area should be kept free from obstructions to allow vehicles to enter and leave the site in forward gear. 


	Observations/Consideration of Matters Raised/Conclusion:

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That planning permission be granted.
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