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	Development Description:
	Conversion to dental practice. Proposed extension to provide clean utility at first floor and staff dining room at second floor. New window replacement throughout.

	Site Address/Location:
	7 to 9 King Street Clitheroe BB7 2EU

		

	CONSULTATIONS: 
	Parish/Town Council

	Clitheroe Town Council have raised no objection to the proposal.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The Local Highways Authority have raised no objection to the proposal requesting, that should consent be granted, that the following condition be imposed:

No development shall commence on the site until such time as a construction traffic management plan, including as a minimum details of the routing of construction traffic, wheel cleansing facilities, vehicle parking facilities, and a timetable for their provision, has been submitted to and approved in writing by the Local Planning Authority. The construction of the development shall thereafter be carried out in accordance with the approved details and timetable. 

REASON: To reduce the possibility of deleterious material (mud, stones etc.) being deposited in the highway and becoming a hazard for road users, to ensure that construction traffic does not use unsatisfactory roads and lead to on-street parking problems in the area


	CONSULTATIONS: 
	Additional Representations.

	
One letter of representation has been received from Clitheroe Civic Society raising the following concerns:

· Proposed extension does not enhance the building and will be of detriment the defined Conservation Area
· Replacement of existing windows with aluminium/Upvc will detract from the Conservation Area and appearance of the building
· Concerns in respect of the sustainability of the replacement windows


	

	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 DME2 – Landscape and Townscape Protection 
Policy DME4 – Protecting Heritage Assets 

National Planning Policy Framework (NPPF)
Section 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990
Clitheroe Conservation Area Appraisal 
Clitheroe Conservation Area Management Guidance


	Relevant Planning History:

2022/0730:
Lawful Development Certificate for the building to be used as a dental practice.  (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to 7-9 King Street Clitheroe.  The building is located within the designated Clitheroe Conservation Area also being identified as a building of Townscape merit within the Clitheroe Conservation Area Appraisal. The site lies within the Main Centre Boundary for the settlement of Clitheroe in a predominantly commercial area within the key centre of Clitheroe.


	Proposed Development for which consent is sought:

The application seeks consent for the conversion of the building to that of a ‘Dental Practice’, replacement of all existing windows (save that for the existing shopfront), creation of new window opening on the south-east elevation and the erection of an extension (atop existing outrigger extension) to the south-west elevation to provide for two additional floors of commercial floorspace.  

The submitted details also propose internal reconfiguration of the building with the associated works not considered as being operational development for which consent is required.  In this respect the ground floor will accommodate a reception/waiting area and three surgery rooms, with the first floor accommodating five surgery areas and waiting area.  The second floor will accommodate a meeting room, office area and two appointment/surgery rooms with staff areas.


	Principle of Development:

The principle of the use of the building for the purposes of a Dental Practice has been established as not constituting a material change in use, with the proposed and previous use falling within Class E of The Town and Country Planning (Use Classes) Order.  As clarified by the granting of lawful development certificate 3/2022/0730 which stated that ‘The existing and proposed land uses fall within the same use class as afforded by the Town and Country Planning (Use Classes) Order 1987 (as amended) and therefore the change does not constitute development’.

As such, notwithstanding other development management considerations, the principle of the development raises no direct significant measurable direct conflict with the adopted development plan for the borough.


	Impact upon Conservations Area - Visual Amenity/External Appearance:

The application site is located within the defined Clitheroe Conservation Area, as such Key Statement EN5 and Policy DME4 are primarily, but not solely, engaged for the purposes of assessing the proposal.  In this respect Key Statement EN5 states that:

There will be a presumption in favour of the conservation and enhancement of the significance of heritage assets and their settings. The Historic Environment and its Heritage Assets and their settings 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; and to wider social, cultural and environmental benefits.

This will be achieved through:

· Recognising that the best way of ensuring the long term protection of heritage assets is to ensure a viable use that optimises opportunities for sustaining and enhancing its significance.
· Keeping Conservation Area Appraisals under review to ensure that any development proposals respect and safeguard the character, appearance and significance of the area.
· Considering any development proposals which may impact on a heritage asset or their setting through seeking benefits that conserve and enhance their significance and avoids any substantial harm to the heritage asset.
· Requiring all development proposals to make a positive contribution to local distinctiveness/sense of place.
· The consideration of Article 4 Directions to restrict permitted development rights where the exercise of such rights would harm the historic environment.

With Policy DME4 stating, in respect of development within conservation areas or those affecting the listed buildings or their setting, that development will be assessed on the following basis:

1: CONSERVATION AREAS

Proposals within, or affecting views into and out of, or affecting the setting of a conservation area will be required to conserve and where appropriate enhance its character and appearance and those elements which contribute towards its significance.  This should include considerations as to whether it conserves and enhances the special architectural and historic character of the area as set out in the relevant conservation area appraisal. development which makes a positive contribution and conserves and enhances the character, appearance and significance of the area in terms of its location, scale, size, design and materials and existing buildings, structures, trees and open spaces will be supported.

In the conservation areas there will be a presumption in favour of the conservation and enhancement of elements that make a positive contribution to the character or appearance of the conservation area.

2: LISTED BUILDINGS AND OTHER BUILDINGS OF SIGNIFICANT HERITAGE INTEREST

Alterations or extensions to listed buildings or buildings of local heritage interest, or development proposals on sites within their setting which cause harm to the significance of the heritage asset will not be supported.  Any proposals involving the demolition or loss of important historic fabric from listed buildings will be refused unless it can be demonstrated that exceptional circumstances exist.

Policy DMG1 is also engaged in concert with Key Statement EN5 and Policy DME4 insofar that the policy sets out general Development Management considerations, with the policy having a number of inherent criterion that are relevant to the assessment of the current proposal, which state:

In determining planning applications, all development must:

DESIGN

1. Be of a high standard of building design which considers the 8 building in context principles (from the CABE/English Heritage building on context toolkit.
2. Be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials.
3. Consider the density, layout and relationship between buildings, which is of major importance. particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities.

AMENITY

1. Not adversely affect the amenities of the surrounding area.

ENVIRONMENT

3. All development must protect and enhance heritage assets and their settings.

Proposed External Works:

The submitted details propose that the works to the external fabric to the building will include the replacement of all timber frame windows (save that for the existing corner shop frontage) with new painted hardwood windows all being of a similar uniform appearance.

The submitted details additionally propose the creation of a new window opening on the south-east elevation at first floor, located in an intermediate position between two existing openings.  It is further proposed that a two-storey extension will be constructed on the south-west elevation of the existing building above an existing stone-built single storey mono-pitch outrigger.

In relation to the proposed extension, following officer concerns in respect of the initial proposal submitted, the extension has been amended to adopt a more sympathetic external appearance to allow it to be read more positively in context of the parent building and that of the wider Clitheroe Conservation Area.  In this respect the extension now benefits from a pitched-rood appearance with quoin detailing to successfully visually terminate and articulate the southwest corner of the addition, thereby responding positively to the quoin detailing found on the existing building.  It is proposed that the extension will be faced in primarily render with dentil/corbel detailing at eaves, with the windows surrounds on the extension also benefitting from similar intermediate extended ‘jamb detailing’ to that found on the existing south-east elevation.

The submitted details originally proposed an array of solar PV panels on the south-west facing roof slope.  Given concerns in respect of their incompatibility with the inherent defining characteristics of the roofscape within the Clitheroe Conservation Area these features/elements have now been omitted.

As such the proposed works to the external fabric of the building can now be summarised as follows:

· Introduction on one additional window opening (south-east elevation)
· Replacement of all windows on existing building to that of ‘painted hardwood’
· Erection of extension above existing single storey extension (south-west elevation)

Taking account of the proposed alterations/additions and taking account of the character of the parent building and defining characteristics of the wider Clitheroe Conservation Area, it is not considered that the proposal will result in any significant measurable detrimental impact(s) upon the building of Townscape Merit nor that of the character or visual amenities of the wider Conservation Area.

As such the proposal is considered to be in broad alignment with Key Statement EN5 and Policies DMG1 and DME4 of the Ribble Valley Core Strategy.


	Impact Upon Residential Amenity:

Taking account of the nature of the proposed development and taking account of the proposals relationship with nearby residential receptors it is not considered that the proposed change of use, nor the proposed external alterations and extensions to the building, will have any measurable detrimental impact(s) upon nearby existing residential amenities.


	Highways and Parking:

The Local Highways Authority have raised no objection to the proposal subject to the imposition of a condition relating to the requirement to submit a Construction Traffic management Plan prior to commencement of development.  The LHA have further requested, that should consent be granted, that an informative be imposed in respect of the need to obtain appropriate permits for works on, or immediately adjacent to the adopted highway network.


	Landscape/Ecology:

The application has been accompanied by a Bat Survey that concludes the building is not considered to provide any bat roost potential due to its inaccessibility and the surrounding location having sub-optimal foraging potential.  As such, given the proposal is unlikely to have any adverse impacts upon protected species or species of conservation concern, no mitigation is required to offset such impacts.


	Observations/Consideration of Matters Raised/Conclusion:

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


	RECOMMENDATION:
	

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