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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed change of use from drinking establishment (Sui Generis) to retail (use class E(a))

	Site Address/Location:
	14 Castle Street Clitheroe BB7 2BX

		

	CONSULTATIONS: 
	Parish/Town Council

	No objections raised

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A:
	

	N/A

	CONSULTATIONS: 
	Additional Representations.

	Two letters of representation have been received raising concerns in respect of signage that has been erected on the shopfront in that it fails to respond positively to the character of the Clitheroe Conservation Area.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement EC1:	Business and Employment Development
Key Statement EC2:	Development of Retails, Shops and Community Facilities and Services
Key Statement EN5:	Heritage Assets
Key Statement DMI2:	Transport Considerations

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DME4:	Protecting Heritage Assets
Policy DMR1:	Retail Development in Clitheroe

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


	Relevant Planning History:

2018/0280:
Discharge of conditions 3 (noise assessment), 5 (overlooking measures) and 11 (extraction vents) from planning permission 3/2017/0640.

2018/0267:
Variation of condition 2 (approved plans) to incorporate revised layout to reduce impact on neighbours.  (Approved)

2017/0640:
Change of use from A1 (retail) to A4 (drinking establishment) including internal alterations.  (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to 35 Moor Lane and 124 Lowergate Clitheroe, the property is located the defined settlement limits of Clitheroe, with the property also being located within the Main Centre Boundary of the settlement, being located outside of and directly to the south of the defined Principal Shopping Frontage of the settlement.


	Proposed Development for which consent is sought:

The application seeks consent for a change of use of the property from that of a drinking establishment (Sui Generis) to retail (use class E(a)) use.  The submitted details do not propose any external alterations to the building with the submitted details proposing the following hours of operation:

Monday to Friday: 	10:00hrs to17:00hrs
Saturday: 		10:00hrs to 17:00hrs
Sunday: 		Closed


	Principle of Development:

The application relates to premises within the defined settlement limits of Clitheroe, with the property also being located within the Main Centre Boundary of the settlement, being located outside of and directly to the south of the defined Principal Shopping Frontage of the settlement.  

As such and given the proposal seeks consent for a change of use, Key Statements EC1, EC2 and Policy DMR1 of the Ribble Valley Core Strategy are primarily engaged for the purposes of assessing the compliance of the principle of the development with the aims and objectives of the adopted development plan.  

Key Statement EC2 affords broad overarching support for development proposals that enhance ‘the vibrancy, consumer choice and vitality and unique character of the area’s important retail and service centres of Clitheroe, Longridge and Whalley’.

With Policy DMR1 stating that:

‘Proposals for shopping developments within the main shopping centre of Clitheroe, as defined on the proposals map, will be approved subject to the other policies of the LDF special regard will be had to the likely contribution of the proposals to the vitality and viability of the centre and their effect on the character and appearance of the area as well as the arrangements for vehicular movement and parking.  

Within the principal shopping frontage of Clitheroe, as defined on the proposals map, the only new uses considered appropriate at ground floor level will be uses included in class A1 of the Town and Country Planning (Use Classes) order 2006 and use for the sale of food or drink for consumption on the premises. other uses will only be considered in exceptional circumstances where there would be no material adverse effect on the character of the frontage, general amenity or highway safety.

The introduction of non-retail uses such as banks, building societies and estate agencies into the defined principal shopping creates breaks, weakening the quality of the principal shopping streets and potentially forcing retail uses onto secondary streets, thus threatening the vitality of the town’.

Assessment of Principle:

The application seeks consent for a change of use of the property from that of a drinking establishment (Sui Generis) to retail (use class E(a)) use. As such the principle of the development, notwithstanding other development management considerations, would align with the aims and objectives of Policy DMR1 in that it would result in the creation of additional retail floorspace within the main shopping centre of Clitheroe, enhancing the ‘vitality and viability of the centre’.  With the proposal also aligning with Key Statement EC2 in that it would ‘enhance the vibrancy, consumer choice and vitality and unique character’ within the settlement of Clitheroe.


	Impact upon Character/appearance of Conservations Area:

The application site lies within the designated Clitheroe Conservation Area.  As such, 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.  In this respect, at a local level, Key Statement EN5 and Policy DME4 are primarily, but not solely, engaged for the purposes of assessing likely impacts upon designated heritage assets resultant from proposed development(s).

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.

Assessment of Impacts:

Given the proposal relates solely to that of a change of use with no external alterations to the application building being proposed, it is not considered that the proposal will result in any measurable visual change nor any direct visual impacts upon the character or visual amenities of the designated Clitheroe Conservation Area.

As such, taking account of the above matters, it is not considered that the proposed development raises any significant direct conflict(s) with Key Statement EN5 or Policies DMG1 and DME4 of the Ribble Valley Core Strategy, nor any significant measurable conflicts with the aims, objectives and requirements of Sections 16 and 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 nor Paragraphs 205 and 208 of the National Planning Policy Framework.  Particularly In respect of measurable adverse impacts upon the character or visual amenities of the designated Clitheroe Conservation Area.

NB whilst comments about the signage are noted, these do not form part of this planning application. 


	Impact Upon Residential Amenity:

Given the application seeks a change of use, consideration must be given in respect for the potential for the proposal to result in undue impacts upon nearby potentially affected residential amenities.  

In this respect, there no immediate residential receptors adjoining the premises or within close proximity that are likely to be affected by the proposal.  Notwithstanding this matter, the proposal seeks a change of use from that of a drinking establishment (Sui Generis) to retail (use class E(a)) use, as such the activities associated with the proposed change of use to retail are likely to generate significantly less disturbance than that of the current use as a drinking establishment.

Taking account of the above, the proposal raises no significant measurable conflict with Policy DMG1 of the Ribble Valley Core Strategy which seeks to protect existing residential amenity and ensure adequate levels of residential amenity for future occupiers of existing and proposed residential development(s).


	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 for a change of use is recommended for approval.


	RECOMMENDATION:
	

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