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	Date Inspected:
	31/3/2022
	

	Officer:
	BT
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Internal remodelling, replacement roof, limited demolition and extension to create two one bedroom apartments on the ground and first floor.

	Site Address/Location:
	Former garages, Back Brennand Street, Clitheroe. BB7 2HB

	


	CONSULTATIONS: 
	Parish/Town Council

	Clitheroe Town Council have no objections.

	

	CONSULTATIONS:
	Highways/Water Authority/Other Bodies

	LCC Highways:

	No objections subject to the implementation of additional planning conditions.

	Cadent Gas:

	No objections.

	

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Key Statement DS2 – Sustainable Development

Key Statement DMI2 – Transport Considerations

Key Statement EN5 – Heritage Assets 

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport & Mobility

Policy DME4 – Protecting Heritage Assets 
National Planning Policy Framework (NPPF)



	Relevant Planning History: 

No recent planning history relevant to the determination of the application.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description:

The application relates to a garage block situated on the far South-eastern end of Back Brennand Street in Clitheroe between the Clitheroe Telephone Exchange and Brennand Street. The garage block comprises a red brick based primary storage space at two storey height with single storey lean-to block extensions adjoined to its North-eastern and South-eastern elevations. The North-eastern side of the garage block is adjoined by a small commercial unit and three residential properties. 


	Proposed Development:

Consent is sought for a conversion of the garage block to create two one bedroom residential apartments. The apartments would each comprise a bedroom, bathroom, kitchen and lounge area. 


	Principle of Development:

The application seeks to create two units of residential accommodation through the conversion of an existing garage block. Key Statement DS1 of the Core Strategy, along with Policy DMG2, both seek to ensure new housing is located within either the three principal settlements, the strategic site or the nine Tier 1 Villages which are considered to be the more sustainable of the 32 defined settlements. 
The proposal site is situated within the town of Clitheroe which is defined as one of the Borough’s three principal settlements. In view of the above, it is considered that the principle of two one bedroom apartments in the principle settlement of Clitheroe complies with Key Statement DS1 and Policy DMG2 of the Core Strategy.  
The proposal site is situated within the Clitheroe Conservation Area therefore consideration will also be given towards the effect of the proposal upon the historic character of the surrounding area.



	Residential Amenity:

The ground and first floor windows proposed for the South-western rear elevation of the units would face towards the compound area of the directly opposite telephone exchange however these windows would not allow any overlooking into the telephone exchange building itself. The two ground floor windows proposed for the front elevation of Flat 1 would provide views into the curtilage of the development and towards Church Close and would therefore not compromise the privacy of any neighbouring residents on Brennand Street. The first floor window proposed for the front elevation of Flat 2 could potentially allow some overlooking into a first floor habitable room forming part of No. 12 Brennand Street. Notwithstanding this, the window in question is considered to be acceptable subject to being fitted with obscured glazing in order to prevent any potential loss of privacy.
The existing garage block currently comprises one first floor window on its front North-eastern elevation and as such likely receives less than optimal levels of natural light however the additional roof lights and windows proposed for the rear South-western elevation of the development would largely mitigate this issue therefore it is considered that the proposed residential units would receive adequate levels of daylight to support habitable use.
The proposed residential units could be susceptible to some noise disturbance from the adjoined commercial unit however given the small scale operation of the unit it is not considered that the proposed residential units would be subjected to unacceptable levels of noise disturbance.



	Visual Amenity:

The proposed conversion would involve a small increase in height to the roof pitch of each lean-to element of the garage block however the proposed increases in height would be modest and would not result in an over dominant form of development. No increases to the footprint or height of the garage block’s main roof are proposed as part of the conversion. The application site is largely screened from public view being situated at the end of a back alleyway therefore the visual impact of the proposed conversion would be minimal. Accordingly, it is not considered that the proposed development would be harmful to the visual amenities of the immediate or surrounding area.


	Heritage:
The proposal site is situated within the Clitheroe Conservation Area. With reference to making decisions on applications for development in conservation areas, Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that: “...special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.” 

This guidance is reiterated in Key Statement EN5 of the Ribble Borough Valley Core Strategy which stipulates that all development proposals should respect and safeguard the character, appearance and significance of all Conservation Areas. 

The Clitheroe Conservation Area Appraisal (2006) identifies the ‘continuing loss of original architectural details and use of inappropriate modern materials or details’ as being the primary threat to Clitheroe’s Conservation Area. 
The garage block, along with several other buildings on Back Brennand Street, are also identified as being Buildings of Townscape Merit within the above Conservation Area Appraisal with the aesthetic value of the garage block being attributed to its red brick design.
The proposed conversion would involve the demolition of the two block based single storey lean-to elements of the garage however the red brick core of the garage block would be retained through the proposed works. Furthermore, the largely unsympathetic and modern looking lean-to block extensions would each be reconstructed from natural stone and slate which would be more in keeping the aesthetic of buildings within the immediate area. The proposed incorporation of additional timber windows to the development would also be in keeping with the existing timber windows on the garage block and timber windows of other properties in the immediate area. 
With the above in mind, it is not considered that the proposed development would detract from or result in any harm to the historic character of the existing building or surrounding Conservation Area.


	Highways:

LCC Highways initially responded to the proposal with a request for a revised site plan due to concerns relating to the width of the proposed parking layout on site. The applicant has since provided a revised site plan in line with the recommendations stipulated by the LHA. The revised site plan has subsequently been reviewed and accepted by the LHA who have no objections to the proposed development subject to the implementation of additional planning conditions. As such, it is not considered that the proposed development would have any undue impact upon highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

The creation of two one bedroom apartments is acceptable in the town centre of Clitheroe and would not result in any harm to the visual amenities of the area or historic character of the Clitheroe Conservation Area. The proposal would have no undue impact upon the residential amenity of any future occupants or neighbouring residents and is therefore recommended for approval. 


	RECOMMENDATION:
	In consideration of due weight of section 16, 66 and 72 (where relevant) of the Planning (Listed Buildings and Conservation Areas) Act 1990 and in consideration to NPPF (2021) it is recommended that planning permission be granted.


