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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed change of use from Class E (Hairdressers) to Class C3 (Dwelling)

	Site Address/Location:
	18 Parson Lane Clitheroe BB7 2JN

		

	CONSULTATIONS: 
	Parish/Town Council

	No objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection subject to condition requiring parking and turning area to be implemented prior to occupation.


	CONSULTATIONS: 
	Additional Representations.

	Comments received raising concerns with the parking to the rear of the premises which has shared ownership and rights of access. The business has caused issues relating to staff and customer parking and how this is controlled and monitored as well as construction work. Previous applications led to no restrictions for contractors, hours of work, delivery if materials and a reasonable date when works were to be completed. The perimeter fence has never been reinstated for example. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement EN5 – Heritage Assets
Key Statement HS1 – Housing Provision
Key Statement EC1 – Business and Employment Development 

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DME4 – Protecting Heritage Assets
Policy DMB1 – Supporting Business Growth and the Local Economy

Planning (Listed Buildings and Conservation Areas) Act
National Planning Policy Framework (NPPF)


	Relevant Planning History:

2018/0033: Proposed Single storey extension to the rear of the existing ground floor rear kitchen annexe to form new customer disabled WC. Refurbishment of existing first and second floor accommodation in relation to finishes. Creation of two parking spaces top the rear garden – Approved with conditions.

3/2017/0679 - Internal and external alterations to provide self - contained residential accommodation at first and second floor. Additional car parking space within the existing rear garden. PP refused 29 September 2017.

3/2017/0680 - Internal and external alterations to provide self - contained residential accommodation at first and second floor. Additional car parking space within the existing rear garden. LBC refused 29 September 2017.

3/2016/0918 - Replacement single storey extension, general internal structural improvements, provision of additional parking space. LBC refused 7 November 2016. 

3/2016/0831 - Upgrade of existing ground floor hairdressing salon facilities and creation of two bedroom apartment above including demolition of existing rear kitchen extension and replacement with new single storey extension to rear, general internal structural improvements and the provision of an additional parking space within the existing rear garden. PP refused 7 November 2016. 

3/1989/0033 – Re roofing using new Welsh blue slate rebuilding chimney stacks (re-using existing masonry) at 18/20 Parson Lane. LBC granted 24 March 1989.

3/1988/0316 - Installation of street lighting bracket, service box and cable. LBC granted 7 June 1988.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site lies within the town centre of Clitheroe, within Clitheroe Conservation Area and is itself a Grade II Listed Building.

The property is within a mixed commercial/residential area with the majority of this short being residential as are the two adjacent semi-detached properties to the east.  The properties all face onto the Castle Grounds which are also listed.

The property itself is a three storey mid terrace property erect around early C19th finished in rough render with rusticated quoins and stone surrounds. The existing shop front with pilasters, fascia and cornice all remain.

The existing floor area is 76.8 sq.m. 

No external alterations are proposed and any internal alterations will be subject to Listed Building Consent in the future. 


	Proposed Development for which consent is sought:

Planning permission is sought for the change of use of the premises from a hairdressers to a residential dwellinghouse.  No external or internal changes are proposed at this time and it is understood that any internal works may be subject to Listed Building Consent.


	Principle of Development:

The use of the premises as a dwellinghouse would need to accord with the relevant local and national policies listed above.

As no external and internal alterations are proposed the use of the site for residential purposes is the only issue in determining this application.

Therefore, the loss of existing commercial floorspace is also a consideration.  It is understood that the property has been marketed  for both commercial and residential use for over 6 months with only interest in residential use. This is considered to be acceptable in terms of justifying the loss of employment use at this site.  The floor area is only 76.8sq.m. and as the property is limited and adjoins existing residential properties that this use would mean the least intervention for the listed building and the most acceptable use in the area in this respect.  This is considered to meet the criteria and accord with policy DMB1 in terms of points 1 – 5 and ensure that the listed building is preserved and remains in an appropriate use.


	Impact upon Listed Building(s) and Setting:

18 and 20 Parson Lane is an early C19 Grade II listed building (30 September 1976) are sited within Clitheroe Conservation Area and the setting of other listed buildings. The list description refers to No 18 Parson Lane’s shop front (now hair salon). The rear elevation is visible to the public (with the Castle Keep as a backdrop) from Newmarket Street/Market car park and the walkway between Market car park and Castle Street. The list description confirms the listed building’s townscape and streetscape importance in identifying Nos 16 to 20 (even), New Inn, Nos 28 to 36 (even) form a group. These are all Grade II Listed. 

The site is also within the setting of 1-3 Parson Lane (Grade II), Clitheroe Castle and outbuildings (Grade I listed and scheduled monument Keep; Grade II) and Clitheroe Castle Historic Park and Garden (Grade II). 

This process will help to ensure the continued historic commercial and domestic use of the listed building without undue harm to the listed building, settings or the character and appearance of Clitheroe Conservation Area. 

Therefore, giving considerable importance and weight to the duties of the Planning (Listed Buildings and Conservation Areas) Act 1990, giving great weight to the conservation of the designated heritage assets (NPPF and consideration to Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy the proposed change of use is acceptable subject to appropriate conditions relating to car parking.


	Impact upon Character/appearance of Conservations Area (Where Applicable):

The Clitheroe Conservation Area Appraisal April 2007 identifies the importance of curtilage structures, secondary elevations and C18 neo-classical details (including sash windows) to conservation area character and appearance: 

Nos 12-14 Parson Lane, Nos 1-2 The Stables and Eastham House are shown on the Townscape Appraisal Map to be Buildings of Townscape Merit making a positive contribution to character and appearance. Nos 1-2 The Stables is immediately to the rear and faces the application site; Eastham House forms another side of the courtyard to the rear of the application site.

Therefore, giving considerable importance and weight to the duties of the Planning (Listed Buildings and Conservation Areas) Act 1990, giving great weight to the conservation of the designated heritage assets (NPPF) and consideration to Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy taking into account that no external changes are proposed then the proposed change of use is acceptable subject to appropriate conditions relating to the provision of adequate car parking.


	Impact Upon Residential Amenity:

The nearest properties are no.’s 6 and 20 adjacent and 1 & 2 The Stables to the rear (North) which are all in residential use, although the area is mixed with some commercial elements. The surrounding properties would not be unduly affected by this change in use and therefore the proposed use is acceptable in this location.


	Visual Amenity/External Appearance:

No external alterations are proposed except for the parking area to the rear which already has consent to be used as parking for the premises.


	Highways and Parking:

No external alterations are proposed except for the parking area to the rear which already has consent to be used as parking for the business use. The parking plan submitted showing two spaces is acceptable for this proposed 3 bed dwelling and can be controlled by an appropriate condition.


	Landscape/Ecology:

No issues arise from this application.


	Other Matters:

The concerns raised by the neighbour have been taken into account.  No external works are proposed and the change of use would not require any construction and in any event such small scale development would not usually be controlled by a construction method statement. There is no statutory provision that requires end dates for works approved and therefore the Local Planning Authority does not have control over this element.


	Observations/Consideration of Matters Raised/Conclusion:

As such and for the above reasons, having regard to all material considerations and matters raised, the application is recommended for approval.


	RECOMMENDATION:
	

	That planning consent be granted subject to the imposition of conditions.
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