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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed change of use of the ground floor retail premises of No. 45 only to retail use and education facility (private tuition classes). No external changes proposed as part of this application. 

	Site Address/Location:
	45 Moor Lane, Clitheroe, BB7 1BE

		

	CONSULTATIONS: 
	Parish/Town Council

	Clitheroe Town Council have no objections in respect of the proposal. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	Accept the shortfall in parking and have no objection to the proposal. 

	

	CONSULTATIONS: 
	Additional Representations.

	No additional representations received. 

	

	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 EC1:	Business and Employment Development
Key Statement EC2:	Development of Retail, Shops and Community Facilities
Key Statement DMI2:	Transport Considerations

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
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:

3/2023/0256: Proposed change of use to create new retail store and an office unit (off Moor Lane), with offices over at first floor and 2 x Nailbar Units (off Lowergate). Associated fenestration alterations and building enhancements including replacement of existing concrete roof tiles with natural slate. (Resubmission of approved application 3/2022/0056 with use changes).

3/2022/1126: Variation of condition 2 (Plans) of planning application 3/2022/0056 to include fenestration alterations required for the 2 x nailbar units (Refused) 

3/2022/0056: Proposed change of use to create a new retail store (off Moor Lane), 2 x Nailbar Units (off Lowergate) and a self-contained two-bedroom first floor apartment. Associated fenestration alterations and building enhancements including replacement of existing concrete roof tiles with natural slate. Resubmission of application 3/2021/0940 (Approved)

3/2021/0940: Proposed change of use to create a new retail store (off Moor Lane), 2 x Nailbar Units (off Lowergate) and a self-contained two-bedroom first floor apartment. Associated fenestration alterations and building enhancements including replacement of existing concrete roof tiles with natural slate (Withdrawn)

3/1989/0601: Signage at 136 Lowergate.

3/1989/0602: Change of use to interior design A1 at 136 Lowergate (Approved)

6/2/888: Change of use to betting office at 136 Lowergate (Approved)

3/1982/0559: Sign at 136 Lowergate (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

Nos. 45 and 47 Moor Lane are prominently sited historic buildings constructed in 1822-1842. The property is located to the south end of Moor Lane, close to the intersection with Lowergate, with the front elevation of the building facing north-west on to Moor Lane and the rear elevation facing south-east on to Lowergate. The Moor Lane elevation is two-storey and rendered, whilst the Lowergate elevation is three-storey and constructed from natural stone. 

The application site is located within the designated Clitheroe Conservation Area and within the setting of The National Buildings, 32-36 Moor Lane, premises occupied by Ribble Valley Borough Council in the grounds of Clitheroe Castle and the Clitheroe Castle Historic Park and Garden which are all Grade II listed. Nos. 45 and 47 are also identified as Buildings of Townscape Merit and all non-listed buildings which adjoin or face the site on Moor Lane, Lowergate or Highfield Road are also Buildings of Townscape Merit. 


	Proposed Development for which consent is sought:

Consent is sought for the proposed change of use of the ground floor retail premises only at no.45 Moor Lane to dual use, including retail and an education facility to provide private tuition classes. The retail unit would be operational between the hours of 11:00 and 16:00 Monday to Saturday, whilst the proposed education facility would be operational between 16:00 and 20:00 Monday to Thursday and 09:00 and 11:00 Saturday. 

The application relates solely to the change of use, with no external alterations being proposed. 


	Principle of Development:

The proposal site is located within the defined settlement area of Clitheroe. Policy DMG2 outlines the Council’s spatial vision with regards to development and states: 

“Development proposals in the principal settlements of Clitheroe, Longridge and Whalley and the Tier 1 villages should consolidate, expand or round-off development so that it is closely related to the main built-up areas, ensuring that is appropriate to the scale of, and in keeping with, the existing settlement.”

Key statement EC2 of the Ribble Valley Borough Council Core Strategy seeks to support the development of retail, shops and community facilities and services within the principal settlements of Clitheroe, Longridge and Whalley whilst Policy DMB1 generally seeks to support business growth and the local economy. 

The application seeks consent for the dual use of the existing ground floor retail premises at no.45 Moor Lane to also include the use as an educational facility to provide private tuition classes between the hours of 16:00 to 20:00 Monday to Thursday and 9:00 to 11:00 Saturdays in the name of Northern Sky Education Ltd. The classes would offer specialist dyslexia provision as well as support for students between KS2 and KS5 in English and Maths. No additional external alterations are proposed as part of this application, and therefore the proposal would have no greater impact upon the existing built environment along Moor Lane and Lowergate than the existing retail use. In view of this, the proposed development is considered to be acceptable in principle in as much that the proposed change of use would be compliant with Key Statement EC2 and Policies DMB1 and DMG2 of the Ribble Valley Core Strategy. 


	Impact upon Character/appearance of Conservations Area and Setting of Listed Building(s) (Where Applicable):

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 Valley Core Strategy which stipulates that all development proposals should respect and safeguard the character, appearance, and significance of all Conservation Areas. 

Furthermore, Policy DME4 of the Ribble Valley Core Strategy states that ‘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.’

The application site is also situated within close proximity to The National Buildings, 32-36 Moor Lane, premises occupied by Ribble Valley Borough Council in the grounds of Clitheroe Castle and the Clitheroe Castle Historic Park and Garden which are all Grade II listed. 

With regards to proposals for development affected Listed Buildings, Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that: 

“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 the building or its setting or any features of special architectural or historic interest which it possesses.”

In addition, Paragraph 199 of the National Planning Policy Framework states: 

‘When considered the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation.’ 

Furthermore, Policy DME4 of the Ribble Valley Core Strategy states: 

‘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.’ 

The proposed development would not involve any external alterations to the application property and as such, it is not considered that the proposed change of use would be of detriment to the historic character or visual amenities of any Listed Buildings or the designated conservation area. 


	Impact Upon Residential Amenity:

No external alterations are proposed as part of this application and therefore no new opportunities for overshadowing, loss of outlook or privacy are anticipated as a result of the proposed change of use. 

It is acknowledged that the proposal would result in an extension to the existing opening hours of the premises, with the retail unit having permission for use until 18:00 Monday to Saturday. Despite this, the application site occupies a town centre location and numerous other commercial units are present within the immediate vicinity, including two commercial nailbar units and an office unit which have already received planning consent at the application site itself, operational between the hours of 09:00 and 19:00 Monday to Sunday, and 09:00 and 18:00 respectively. It is therefore not anticipated that the proposed dual use of the premises as both a retail and education facility would result in any measurable harm upon the existing nearby residential amenities that would significantly exceed the existing and warrant the refusal to grant planning permission. 


	Highways and Parking:

Lancashire County Council Highways were consulted in relation to the proposal and raised no objections.

The proposal would not provide any vehicular facilities to serve the application premises and as such, there would be a shortfall of parking at the site. However, in this particular instance, the shortfall is considered to be acceptable due to the site being situated within a sustainable location, within the centre of Clitheroe and in walking distance of key amenities and public transport. In addition to this, the site is well served by Transport Regulation Orders which will prevent inappropriate parking from occurring outside of the application premises. Moor Lane and Lowergate also benefit from a number of short-time waiting areas and there are numerous public car parking areas located within walking distance of the site. In view of this, the LHA accept the shortfall in parking and have no objection to the proposal. 


	Landscape/Ecology:

No ecological constraints have been identified in relation to the proposed changes of use.


	Observations/Consideration of Matters Raised/Conclusion:

The proposal would not result in any significantly detrimental impact upon the historic character or visual amenities of the designated Clitheroe Conservation Area, and no measurable harm is anticipated in relation to nearby residential amenities. 

As such, for the above reasons and 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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