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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	

	Site Address/Location:
	The Old Printworks 4a and 6a Back York Street Clitheroe

		

	CONSULTATIONS: 
	Parish/Town Council

	No response received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to conditions.

Further information regarding the construction phase has been submitted given the constraints to Back York Street and the proximity to neighbouring properties, institutions and car parks.

The site will be accessed off Back York Street which is an unclassified road subject to a 20mph speed limit. Back York Street currently serves the site, a few residential dwellings, Kingdom Hall of Jehovah’s Witnesses and a car park which serves The Grand venue. The adopted highway connects to York Street, which is a one way, B classified road subject to a 20mph speed limit.

The LHA accepts the shortfall in parking at this site as is located within a sustainable location in the centre of Clitheroe.

The proposal indicates cycle storage facilities for the occupants which is welcomed.

The submission of a Construction Management Plan will be required prior to commencement.  Prior to the discharge of the pre-commencement condition a site meeting will be requirement to discuss the construction phase and fully assess is a road closure is required for highway safety reasons during this phase.  Any agreements following the meeting shall be stated within the updated CMS to be submitted and agreed.

A condition relating to cycle storage is also proposed.


	LCC Archaeology:
	The three-storey section appears to be depicted on the 1st Edition OS map surveyed in the 1840’s with the two-storey wing present by the 1890’s revised survey.

Although a relatively minor building, the Old Printworks is indicative of the type of small workshops and light industrial business premises that were once common in town centres, often, as in this case, occupying positions in the “back lands” behind the houses which formed the main street frontages.  As such it does have some historic interest and the proposed conversion of the original part and demolition of the remainder will affect or remove the evidence for the light industrial use of the building.

We would advise therefore that the building should be recorded prior to conversion and demolition of the wing.  We consider that a formal Photographic Survey would be sufficient. This can be secured by attaching a condition to any planning permission which might be granted.


	

	CONSULTATIONS: 
	Additional Representations.

	Four responses received raising the following issues:

· We have concerns over the additional storey as this would change the character of the historic building within the conservation area and impact on our enjoyment;
· Whilst we would welcome the improvements, a degree of the original history ought to be retained such as the retention of the hoist on the front façade;
· I am keen to safeguard the three parking spaces;
· The proposed floor plans seem to contradict that the new building would occupy the same footprint;
· The building is architecturally significant, though it has suffered from years of neglect, its renovation and change to use as residential will benefit this historic part of the town centre;
· The brick section intended for demolition and rebuilt a storey higher abuts a courtyard in the joint ownership of 8a and 8 York St which is used for vehicular parking and required for access. The rebuild needs to be no worse and ideally an improvement on the existing design; and
· The rear stone gable abuts the rear yard of no. 8 York St with a window opening at first floor with fixed casement and obscure glazing without an opener.  It was likely built like this.  We have issues with proposed openings at ground floor if not fixed casement. No 8 is commercial use but if it was to resume being a residential dwelling in the future a bedroom window would overlook their yard.  


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement EN4:	Biodiversity and Geodiversity
Key Statement EN5:	Heritage Assets
Key Statement H1:	Housing Provision
Key Statement H2:	Housing Balance
Key Statement DMI2:	Transport Considerations

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
Policy DME3:	Site and Species Protection and Conservation
Policy DME4:	Protecting Heritage Assets
Policy DME6:	Water Management
Policy DMH4:	The Conversion of barns and other Buildings to Dwellings
Policy DMB1:	Supporting Business Growth and the Local Economy

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


	Relevant Planning History:

None.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site is the former printworks located within Clitheroe Town Centre and within Clitheroe Conservation Area, adjacent to a number of listed buildings along the south-east side of York Street.

No. 8 York Street is physically linked to the application site and is Grade II Listed.

The site is a former printworks located to the rear of the main frontage of York Street and consists of a part two storey and part three storey brick and render building. The three storey element dates from the early nineteenth century and is built primarily from random limestone rubble with sandstone dressings and a blur slate roof with gable stack at the north-west end and another gable facing the back street.  The southwest frontage is rendered with a variety of openings which appear to have been loading doors with a swinging crane fixed to the top storey.  The other three elevations have exposed stonework with windows to the southeast and northeast elevations.  The northwest elevation has no openings and faces onto the back yards to the York St properties with the north corner linked to no.8 by a single storey outbuilding.


	Proposed Development for which consent is sought:

The proposal is to demolish and rebuild the existing two storey outrigger to create three storeys and change the use of the building into three two-bed apartments.

External changes to the fenestration and materials are proposed.

The site currently has no parking or outside space associated with it and it is not proposed to create any.  A bin store would be formed to ground floor of the eastern corner of the site.


	Principle of Development:

The site is within the settlement and would entail the re-use of the building from commercial to residential. This proposal would help to retain vacant building with an historic use within the conservation area into an appropriate use. 

Subject to compliance with detailed policy requirements and appropriate design and materials the proposal would be acceptable within this location.
 

	Impact upon Listed Buildings and Setting:

In assessing the proposal, regard must be given to the statutory duties imposed on the authority in respect of the preservation and enhancement of such assets.  At a local level, Key Statement EN5 and Policy DME4 are relevant for the purposes of assessing likely impacts upon designated heritage assets resultant from the proposed development.

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.

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 relevant insofar that the policy sets out general Development Management considerations, with the policy having a number of inherent criterion on design and environment that are relevant to the assessment of the current proposal.

Planning (Listed Building and Conservation Areas) Act 1990:

Given the proposal relates to development affecting a designed Heritage Asset, special regard must also be given to the statutory duties imposed on the authority, pursuant to national legislation, particularly in respect of the preservation and enhancement of such assets.  

The principle statutory duty under the Planning (Listed Building and Conservation Areas) Act 1990 (as amended by s.58B (1) of Levelling-up and Regeneration Act 2023) is to preserve or enhance the special character of heritage assets, including their setting.  As such, in determining applications that affect designated heritage assets, the authority must consider the duties contained within the principle Act which states the following;

Listed Buildings – Section 66(1) (as amended by s.58B of Levelling-up and Regeneration Act 2023): 
In considering whether to grant planning permission for development which affects a listed building or its setting, the local planning authority shall have special regard to the desirability of preserving or enhancing the building or its setting.  Under s.58B (2) this includes preserving or enhancing any feature, quality or characteristic of the asset or setting that contributes to the significance of the asset.


National Planning Policy Framework (December 2023):

The Framework sets out further duties in respect of considering potential impacts upon designated heritage assets with Paragraphs 205 – 214 being of particular relevance.


A Heritage Statement has been submitted in support of the application.

No.’s 2 -6, 8 – 10, 12 – 16, 18 and The Grand on York Street are all Grade II Listed buildings.

No. 8 York Street is Grade II Listed and is attached to the printworks building by virtue of an outbuilding.

No.’s 8 & 10 York Street form part of a group no’s 2 to 18 (even) of terraced properties.  No. 8 and 10 are 18th or early 19th century 3 storeys in pebble dashed stone with moulded eaves cornice and rusticated quoins. 3 windows in stone surrounds, no glazing bars. 2 windows to 1st floor.  Both properties have modern shopfronts and a passage entry between them to access the rear.  

This proposal would retain the building as its optimum viable use and prevent further decline and is not considered to adversely impact on the setting of nearby Listed Buildings.

As such, taking account of the above matters, it is not considered that the proposed development raises any conflict(s) with Key Statement EN5 or Policies DMG1 and DME4 of the Ribble Valley Core Strategy, nor any conflicts with the aims, objectives and requirements of Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 nor Paragraphs 205 and 208 of the National Planning Policy Framework.  


	Impact upon Character/appearance of Conservations Area:

In assessing the proposal, regard must be given to the statutory duties imposed on the authority in respect of the preservation and enhancement of such assets.  At a local level, Key Statement EN5 and Policy DME4 are relevant for the purposes of assessing likely impacts upon designated heritage assets resultant from the proposed development.

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.

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 relevant insofar that the policy sets out general Development Management considerations, with the policy having a number of inherent criterion on design and environment that are relevant to the assessment of the current proposal.

Planning (Listed Building and Conservation Areas) Act 1990:

Given the proposal relates to development within a designed Heritage Asset (Conservation Area), special regard must also be given to the statutory duties imposed on the authority, pursuant to national legislation, particularly in respect of the preservation and enhancement of such assets.  

The principle statutory duty under the Planning (Listed Building and Conservation Areas) Act 1990 (as amended by s.58B (1) of Levelling-up and Regeneration Act 2023) is to preserve or enhance the special character of heritage assets, including their setting.  As such, in determining applications that affect designated heritage assets, the authority must consider the duties contained within the principle Act which states the following;

Conservations Areas - Section 72: With respect to any buildings or other land in a conservation area, special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.

National Planning Policy Framework (December 2023):

The Framework sets out further duties in respect of considering potential impacts upon designated heritage assets with Paragraphs 205 – 214 being of particular relevance.


The building does make a contribution to the conservation area with the stone-built element being virtually unaltered externally with the form and pattern of openings, together with the crane, contributing to its significance by illustrating its industrial/commercial origins.

The scheme would seek to retain the earlier, stone-built majority of the building, to some degree, in its original form with changes to the openings on Back York Street, replacing the existing render.  Appropriate replacement windows can be controlled by condition and the two rooflights proposed would not be overly visible. 

The later two storey wing has a projection of 9/10m maximum would be rebuilt as three storeys with a shorter projection (6.5m) and rendered with the stone quoins to be reused and exposed brick jambs to the southwest side.

This proposal would retain the building as its optimum viable use and prevent further decline and subsequent adverse impact on the conservation area.

As such, taking account of the above matters, it is not considered that the proposed development raises any conflict(s) with Key Statement EN5 or Policies DMG1 and DME4 of the Ribble Valley Core Strategy, nor any conflicts with the aims, objectives and requirements of Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 nor Paragraphs 205 and 208 of the National Planning Policy Framework.  


	Impact Upon Residential Amenity:

There are a number of properties immediately adjacent to the site including No.’s 2 – 18 York Street, York Street Business Centre, 8A Back York Street and 1 to 11 Back York Street.

18 York St is The Grand a commercial entertainment venue located to the far east of the site which would not be directly affected by the proposed use and alterations to the site. No.’s 12 to 16 York St are commercial properties located approximately 7m plus to the east of the site and would not be directly affected due to intervening properties.  No. 10 York St is a commercial property with a flat above which has a shared boundary to the west with no. 8 York St and 8a Back York St which in turn have shared boundaries with the application site. Due to the constrained layout the western corner of No. 10 is around 1m from the corner of the existing printworks, however, as this building remains with no changes proposed to the fenestration to the north elevation, which has two existing windows proposed to serve bedrooms with obscure glazing proposed to limited additional impacts that may result.

No.’s 2- 6 York St to the north have shared boundaries with the application site.  As no changes are proposed to the northern elevation these properties would not be unduly affected.

No.’s 1 to 5 Back York St are residential properties sited to the east of the site across the back street and would not be unduly affected. 

No.’s 7 to 11 Back York St are sited to the southeast of the site and whilst the demolition works and rebuild elements are within close proximity to these properties any impact from construction would only be temporary in nature and they would not be impacted once this work is completed.

Kingdom Hall of Jehovah’s Witnesses is sited to the south approximately 6m across the back street and would have direct views of the site during demolition and construction works, the impact of the proposal would be limited to those works and once completed the development would not result in any increased overlooking to the site.  Whilst the existing two-storey outrigger proposed to be demolished would be replaced by a three-storey projection with a resulting increase in height the projection would be reduced by between 3.5m and 2.5m and thereby resulting in an acceptable relationship.  A double door opening is proposed to the ground floor rear projection which would serve the bin store.

The car park to the west sited and access off Back York St is associated with The Grand and consideration of access and egress of vehicles during the demolition and construction works would be required. This can be secured by condition

There are some concerns over the two windows in the north elevation and the six windows in the east elevation in terms of overlooking and loss of privacy.  Whilst all of these windows are existing with the use changing from commercial to residential the potential for any resulting loss of privacy could arise.

The two northern gable windows would face onto the side elevation of no. 10 which has a flat on the upper two floors.  This property does not have any windows in the side elevations and although a rear external staircase provides access to the upper levels with an external terrace at first floor level this would not be so affected by this proposal as to result in any greater impacts than at present with the addition of obscure glazing.

The six eastern windows would face onto the courtyard area which serves the rear of 8a and is used for access, parking and garden.  The east elevation is sited about 8m from the rear boundary of 8a and approximately 6m form the rear garden area. The windows would serve the lounge and a bedroom on each floor. 

Whilst these distances are much closer than preferred, it is an existing building and the nature of the area is very much overlooked by mixed use properties at varying angles and therefore subject to the provision of obscure glazing to the existing north and east elevations this would help to mitigate the increased potential for overlooking of outside spaces and the rear elevation of 8a.  On the site of 8a was a two-storey garage that was approved in 1991 for demolition and rebuild as a two-storey dwelling with a condition attached to permission (3/1999/0090) requiring the two first floor windows on the rear elevation to be obscure glazed.  With the same requirement on this scheme, this should be sufficient to ensure privacy is maintained.

Overall, it is considered that subject to appropriate conditions any potential impact on nearby residential properties would be outweighed by the retention and reuse of the building and the provision of additional residential within a sustainable area.
 

	Visual Amenity/External Appearance:

The site is not overly visible in the street scene being located down a side street of York Street. The site is effectively landlocked and any use of the site would result in some alterations and impacts to the area.  The alterations would result in building being brought into an acceptable residential use in a sustainable location.

With the retention of the main stone building and a similar fenestration to the existing front and side elevations the proposed changes are accepted with no increase in the footprint and although the height of the rebuilt re projection would be increased the length would be reduced and therefore the overall scale and massing would be similar.

Subject to appropriate conditions relating to materials, obscure glazing and retention of details the proposal would be acceptable in this location.


	Highways and Parking:

There is no parking on the site at present and none is proposed.

The lack of parking provision at this site, within a sustainable location in the centre of Clitheroe, is acceptable due to sustainable transport links close by and the small-scale nature of the development.

The proposal indicates cycle storage facilities for the occupants which can be controlled by an appropriate condition.

Further information regarding the construction phase has been submitted given the constraints to Back York Street and the proximity to neighbouring properties, institutions and car parks.

The site will be accessed off Back York Street which currently serves the site together with residential dwellings, Kingdom Hall of Jehovah’s Witnesses and the car park which serves The Grand venue. The adopted highway connects to York Street, which is a one way.

Concerns over the demolition and construction process has been addressed in the form of Demolition and Construction Method Statement Plan.

The submission of an updated Construction Management Plan will be required prior to commencement following a site meeting with LCC Highways to discuss the construction phase and fully assess any requirement for the road is be closed for highway safety reasons during this phase.  Any agreements following the meeting shall be stated within the updated CMS to be submitted and agreed.

Subject to appropriate conditions relating to demolition and construction and cycle parking then this small-scale development should not unduly impact on highway safety.


	Landscape/Ecology:

A Bat Survey Report and Method Statement has been submitted in support of the application which concludes that there is no evidence to suggest the presence of roosting bats with a low level of foraging activity in the area.  An informative should be attached in case the presence of bats on the site during works.

No impact on a local bat population due to low risk: if work carried out at a time of year when bats are expected to be absent therefore development on local bat species will be insignificant and no loss of roosting sites of a common and relatively widespread species will occur.

A compensatory bat box will be placed on the site and retained.

This can be controlled by an appropriate condition.


	Other Matters:

Concerns have been raised relating to access and encroachment onto neighbouring properties.  Whilst this would be a private matter the agent has confirmed that the building footprint remains the same and that any access requirements will be carefully considered and agreed in advance.


	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 permission be granted subject to the imposition of appropriate conditions.
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