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	Development Description:
	Proposed change of use from nursery to eight flats (C3) comprising three two-bedroom units and five one-bedroom units. Amendments to details approved under 3/2023/0827.

	Site Address/Location:
	Rossendale House, York Street, Clitheroe, BB7 2DL.

		

	CONSULTATIONS: 
	Parish/Town Council

	Clitheroe Town Council: 
	Concerns raised with respect to vehicle parking provision.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections subject to conditions. 

	

	RVBC Environmental Health:
	No objections subject to conditions.

	

	RVBC Countryside:
	No objections.

	

	RVBC Engineers: 
	Consulted 12/12/24 – no response

	

	Lancashire Fire and Rescue Service:
	Require adherence with standing advice.

	

	CONSULTATIONS: 
	Additional Representations.

	One objection has been received in relation to the proposal which is summarised as follows:

· Impact of the proposal upon highway safety


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1: Development strategy
Key Statement DS2: Presumption Favour Of Sustainable Development
Key Statement EN5: Heritage Assets
Key Statement H1: Housing Provision
Key Statement EC2: Development Of Retail, Shops And Community Facilities And Services
Key Statement DMI2: Transport Considerations
Policy DMG1: General Considerations
Policy DMG2: Strategic Considerations
Policy DMG3: Transport And Mobility
Policy DME3: Site And Species Protection And Conservation
Policy DME4: Protecting Heritage Assets
Policy DME6: Water Management

National Planning Policy Framework (NPPF) 


	Relevant Planning History:

3/2024/0795:
Non-material amendment to planning permission 3/2023/0827 (Proposed change of use from nursery to eight flats (C3) comprising three two-bedroom units and five one-bedroom units) involving demolition of the conservatory on piers and the projecting bay on columns; additional paving and stone boundary walls and coping; repositioning of the cycle store and bin store (Refused)

3/2024/0534:
Approval of details reserved by conditions 7 (construction traffic management plan) and 8 (site access and off-site works of highway mitigation) from planning permission 3/2023/0827 (Approved)

3/2023/0827:
Proposed change of use from nursery to eight flats (C3) comprising three two-bedroom units and five one-bedroom units (Approved)

3/2023/0547:
Permission in principle application for change of use of children's nursery to self-contained flats. (4-9 residential units) (Approved)

3/2008/1008:
Proposed retractable awning, decking area, safety surfacing and safety grassgrow mat area (Approved)

3/2005/1075:
Variation of condition 4 of 97/0065 to increase the maximum number of children accommodated at the premises to 69 (Approved)

3/1997/0065:
Change of use from residential home to pre-school nursery (including retention of existing ground floor flat) (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site relates to a former nursery school building in Clitheroe. The premises comprise a detached three storey building with a basement component with the materiality of the building comprising stone, render and a mixed roof profile consisting of hipped and gabled elements detailed in slate. The application premises is estimated to have 19th century origins and has been subject to some alteration over the years with the most obvious of these being a lean-to extension on the building’s North-eastern side elevation and the addition of decking to the South-western elevation of the building. Pedestrian and vehicular access to the property and its surrounding grounds is from York Street with a detached garage / office building sited within the Southern corner of the application site with the topography of the site’s grounds descending from the North-west to the South-east. The premises occupies a prominent location in the existing street scene on York street with the surrounding area comprising a mixture of shop fronts, residential properties and various other commercial establishments with the application site lying within the Clitheroe Conservation Area.


	Proposed Development for which consent is sought:

Planning consent is sought for a change of use of the application property from a nursery (Use Class E (f)) to eight residential flats comprising three two-bedroom units and five one-bedroom units (Use Class C3). 

Additional works proposed are as follows:

· Closure of the site’s existing vehicular access and construction of new pedestrian and cycle access and bin and cycle stores

· Removal of existing decking, projecting bay and metal staircase from South-western side elevation of building and insertion of three new window openings and door opening along with reinstatement of historic opening to create doorway with full height windows (retrospective)

· Conversion of detached garage / office building to form proposed flat 1 and alterations to fenestration (part retrospective)

· Removal of projecting bay window from North-eastern side elevation of building and insertion of new windows (retrospective)

· Insertion of four roof lights to rear South-eastern roof slope of building

· Insertion of new window opening in place of existing first floor door opening above main entrance door on front North-western elevation of building (retrospective)

· Replacement of all existing window frames with new UPVC / timber window frames (part retrospective)



	Principle of Development:

The principle of a residential development of 8 units on this site has previously been secured, and there are no material changes in circumstances to justify taking a different approach here. 


	Impact upon Character/appearance of Conservations Area:

The application premises is situated within the Clitheroe Conservation Area and is noted as a Building Of Townscape Merit within the Clitheroe Conservation Area Appraisal. 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 Borough Valley Core Strategy which stipulates that all development proposals should respect and safeguard the character, appearance and significance of all Conservation Areas. 
The Clitheroe Conservation Area Appraisal (2005) identifies numerous elements as contributing to the Conservation Area’s special interest which include:

· Clitheroe Castle
· Numerous historic and Listed Buildings
· Church Street
· The Market Place
· Traditional 19th century shopfronts

Views of Clitheroe Castle, St. Mary Magdalene’s Church, the Public Library and views towards Pendle Hill are noted as Key Views within the above appraisal. Threats to the Conservation Area are listed as the continuing loss of original architectural details and use of inappropriate modern materials or details. 

In addition, the application building, along with several other buildings on York Street, are identified as Buildings of Townscape Merit on the Clitheroe Conservation Area Townscape Appraisal Map, with the historic significance of these buildings being attributed to their presence as 18th & 19th century buildings which are considered to be good, relatively unaltered examples, of their type.

In this instance, the proposed change of use would involve the addition of new window openings to the application building however the proposal would otherwise largely be centred around the use of, or minor alterations to, the existing window and door openings within the main building and detached garage. Therefore the resultant loss of historic building fabric from the works proposed would be negligible. 

Analysis shows that the application building had historically comprised timber window frames to its principal North-western elevation and a mixture of UPVC and timber window frames to its South-western and North-eastern side elevations. It has since come to light that UPVC window frames have been installed to all existing and proposed window openings within the application property. Upon review of these, it was conveyed to the applicant that the sole use of UPVC window frames throughout the application building was not considered to be acceptable on the basis that their retention would detract from the historic character and appearance of the application building and surrounding Conservation Area. Following negotiation, an amended scheme of proposed fenestration has since been secured comprising of timber window frames to the entirety of the building’s principal North-western elevation, South-western first floor level, and at the ground, first and second floor levels of the building’s North-eastern gable end, all of which are predominantly viewable within the public realm from York Street and once implemented, would preserve the historic character of the application building and surrounding Conservation Area. The retention of UPVC window frames throughout the remainder of the application building is considered to be less than desirable however these windows benefit from sufficient screening and are also sited in visually unobtrusive locations towards the rear of the building well within the confines of the application site therefore it is not considered that their retention would be harmful to the historic character of the application building and surrounding Conservation Area.  

Furthermore, the proposed removal of the existing decking area / metal staircase and somewhat dilapidated projecting bay window from the South-western and North-eastern elevations of the building respectively would deliver a minor visual enhancement to the building and site as a whole. The proposal would involve the insertion of four new roof light openings to the application building however these would be modestly sized openings in terms of their proportions and would be discreetly located on the rear South-eastern roof slope of the building where they would not be readily viewable from within the Conservation Area. As such, the proposed roof light features would read as acceptable additions to the building, subject to the roof lights comprising a conservation style design with a recessed flush fitting. Moreover, the large majority of the aforementioned works relate to the North-eastern and South-western side elevations of the building which face away from the main street scene on York Street therefore the impact of these works would not be immediately obvious within the historic street scene. 
The existing access gate to the frontage of the site on York Street would be replaced with a new set of access gates. The proposed plans submitted indicate that the replacement access gates would comprise a similar design to the existing access gates in place therefore these details are considered to be acceptable. The retaining wall feature to be installed between proposed flats 2 and 3 would comprise a random stone based design which would be in keeping with the materiality of the building’s North-eastern profile and further details of the stone work to be utilised have since been provided which are considered to be acceptable. In addition, the original design concept of the proposed retaining wall feature has been amended to incorporate a stepped profile so as to sympathetically integrate with the site’s existing stone boundary wall. Safety railings are also to be installed along a small section of the proposed retaining wall which would symmetrically align with the retaining wall’s upper section. Accordingly, it is not considered that these aspects of the proposal would detract from the historic significance of the area, subject to further details of the proposed railings being provided with respect to materials and design.

Taking account of all of the above, it is not considered that the proposed works would in any way detract from the significance of the application building as a Building Of Townscape Merit, nor is it considered that the proposed development would detract from or result in any harm to the historic character and appearance of the Clitheroe Conservation Area subject to appropriate conditions.


	Impact Upon Residential Amenity:

Paragraph 135 (f) of the National Planning Policy Framework states:

‘Planning policies and decisions should ensure that developments create places that are safe, inclusive and accessible and which promote health and well-being, with a high standard of amenity for existing and future users’.

Policy DMG1 of the Core Strategy provides general guidance with respect to the impact of proposals for development upon existing amenities with a stipulation that all development must be sympathetic to existing and proposed land uses in terms of its size, intensity and nature.

In this instance, the proposed development would introduce a residential use into the existing street scene on York Street however as previously stated the application building is sited within a mixed use area largely characterised by residential development interspersed with numerous commercial premises, with residential properties lying directly adjacent to the application site (York House, Albion House and No. 38 York Street). Furthermore, historic planning records show that the application building was previously in residential use prior to its current use a nursery school. As such, the residential use proposed is considered to be compatible with the mixed use character of the area.

Furthermore, use of the application premises as residential accommodation would largely involve utilisation of the building’s existing window openings, with all new window openings proposed providing largely similar views to the existing window openings in place. As such, it is not considered that the proposed change of use of the application building would unduly compromise the privacy of any neighbouring residential receptors. 

Moreover, analysis shows that each of the rooms within the application building proposed for use as residential flats would receive an adequate provision of natural light and outlook through the building’s existing and proposed window and door openings. Consequently, future users of the building would receive adequate levels of natural light and outlook for the residential use proposed. 

Taking account of the above, it is not considered that the proposed development would be harmful to the amenity of any neighbouring residents or future users of the building. The proposal would therefore satisfy the requirements of Paragraph 135 (f) of the NPPF and Policy DMG1 of the Core Strategy.


	Visual Amenity/External Appearance:

Paragraph 135 (c) of the NPPF states:

‘Planning policies and decisions should ensure that developments are sympathetic to local character and history, including the surrounding built environment and landscape setting’.

In addition, Policy DMG1 of the Ribble Valley Core Strategy states:

‘All development must be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing and style…particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character.’

In this instance, the proposed change of use would involve the addition of new window openings to the application building however the proposal would otherwise largely be centred around the use of, or minor alterations to, the existing window and door openings within the main building and detached garage, resulting in minimal disturbance to the solid to void ratio of fenestration within the existing building. Notwithstanding this, analysis shows that the application building had historically comprised timber window frames to its principal North-western elevation and a mixture of UPVC and timber window frames to its South-western and North-eastern side elevations however it has since come to light that UPVC window frames have been installed to all existing and proposed window openings within the application property which collectively detract from the historic character and appearance of the application building and surrounding Conservation Area. As previously conveyed, an amended scheme of proposed fenestration has since been secured comprising timber window frames to the most visually sensitive profiles of the building, with all UPVC windows being retained sited in visually unobtrusive locations. In light of these changes, it is not considered that the proposed scheme of fenestration for the application building would be harmful to the visual amenities of the area. 

Concerns were also previously conveyed to the applicant with respect to the arrangement of fenestration proposed for the site’s garage building and with respect to the loss of two window openings to accommodate new doorway openings to serve proposed flats 3 and 5. Following negotiation, an amended scheme of fenestration has since been provided with the solid to void ratio of fenestration within the garage building reduced, and with an existing window opening retained to serve proposed flat 3 within the site’s main building. These changes are considered to amount to a more sympathetic adaption of the application buildings and as such are considered to be acceptable.

The proposal would involve the insertion of four new roof light openings to the application building however these would be modestly sized openings in terms of their proportions and would be discreetly located on the rear South-eastern roof slope of the building where they would not be readily viewable within the public realm. As such, the proposed roof light features would read as acceptable additions to the building, subject to the roof lights comprising a conservation style design with a recessed flush fitting. 

Refuse storage is indicated alongside the site’s South-western boundary wall with sixteen refuse bins shown as being sited within a timber based enclosure with four openings to the front. It is unclear if this would serve all, or some, of the eight flats. The design and siting of this large enclosure close to the site access and visible from the street is not considered to represent good design or be sympathetic to the conservation area.  As such notwithstanding the details shown a condition is required to secure appropriate bin storage facilities within the site. The cycle store proposed for the site would be a modestly sized structure in terms of height and footprint and completely screened from public view within the confines of the application site therefore this structure would read as a discreet and acceptable addition to the site. The existing access gate to the frontage of the site would be replaced with a new set of access gates however as previously conveyed these would comprise a largely similar design to the painted metal design of the existing access gate therefore it is not considered that this aspect of the proposal would be harmful to the visual amenities of the area.

The retaining wall feature to be installed between proposed flats 2 and 3 would comprise a random stone based design which would be in keeping with the materiality of the building’s North-eastern elevation and further details of the stone work to be utilised have since been provided which are considered to be acceptable. In addition, the original design concept of the proposed retaining wall feature has been amended to incorporate a stepped profile so as to sympathetically integrate with the site’s existing stone boundary wall. Safety railings are also to be installed along a small section of the proposed retaining wall which would symmetrically align with the retaining wall’s upper section. Accordingly, it is not considered that these aspects of the proposal would detract from the historic character of the application property or visual amenities of the area, subject to further details of the proposed railings being provided with respect to materials and design.

Furthermore, the proposed removal of the existing decking area / metal staircase and dilapidated projecting bay window from the South-western and North-eastern elevations of the building respectively, along with the reconstructed outdoor areas would collectively deliver a visual enhancement to the building and site as a whole.

Taking account of all of the above, it is not considered that the proposed development would be harmful to the historic character of the application property or visual amenities of the area. The proposed development would therefore satisfy the requirements of Paragraph 135 (c) of the NPPF and Policy DMG1 of the Core Strategy.


	Highways and Parking:

The proposed development has been subject to review by Lancashire County Council Highways who have raised no objections to the proposal, subject to the imposition of conditions with respect to construction management, access and off-site highway works and cycle storage provision. Concerns with respect to highway safety have been raised during the application’s public consultation process with these concerns being centred around the issue of parking provisions for the proposed development with observations also made with regard to the absence of on-site parking to support the proposed change of use. For reference, the LHA had previously acknowledged the absence of vehicle parking provisions within the application site in their response to previous planning application ref: 3/2023/0827 however this shortfall in parking was deemed to be acceptable on the basis of the application site being located in a sustainable location in close proximity to public transport services and within walking distance of the town centre where key local amenities are found. The LHA had further acknowledged that the existing use of the premises would likely have generated more demand for parking than the proposed use. As such, no concerns are raised with respect the absence of on-site vehicle parking within the current proposal. Furthermore, details of cycle storage, refuse storage and construction management have been provided under the current application and these have been deemed to be acceptable by the LHA. Consequently, it is not considered that the proposed development would have any undue impacts upon highway safety as such the proposal satisfies Policy DMG1 of the Core Strategy (highways).


	Landscape/Ecology:

Protected species

A bat survey carried out at the application premises on 16/11/23 found no evidence of any bat related activity. The application building was deemed to hold negligible roosting potential for bats with connectivity to the wider landscape assessed as being generally poor and foraging potential for bats being deemed as low. As such, no further survey work has been recommended. Nesting birds were also observed to be absent on site. Recommendations for biodiversity enhancement in the form of bat box installation have been made with additional mitigation measures specified to allow for any accidental exposure of bats. Adherence with these recommendations and measures has been secured through the imposition of a planning condition. 

BNG

The development is exempt from having to achieve the mandatory Biodiversity Net Gain requirement as it is subject to the de minimis exception.


	Other Matters:

Flood Risk

The application site lies partially lies within Flood Zones 2 and 3. National planning legislation requires the provision of a Flood Risk Assessment for all development within Flood Zones 2 and 3, with sequential tests required for developments within Flood Zones 2 & 3 which do not fall within the following categories:

· domestic extensions with a footprint of less than 250 square metres
· non-domestic extensions with a footprint of less than 250 square metres
· change of use (except changes of use to a caravan, camping or chalet site, or to a mobile home or park home site)

The proposed development comprises a change of use of the application building to residential accommodation not related to any of the use types listed above therefore application of the sequential test is not required in this instance. 

Environment Agency Guidance for minor extensions in Flood Zones 2 and 3 requires applicants to specify one of two mitigation measures with respect to instances of flooding, namely that;

· Floor levels within the proposed development will be set no lower than existing levels AND, flood proofing of the proposed development has been incorporated where appropriate (requires applicant to specify details of flood proofing / resilience and resistance techniques)

Or;

· Floor levels within the extension will be set 300mm above the known or modelled 1 in 100 annual probability river flood (1%) or 1 in 200 annual probability sea flood (0.5%) in any year (to be demonstrated by a plan that shows finished floor levels relative to the known or modelled flood level)

In this instance, a flood mitigation statement has been provided in support of the application which states that building’s existing floor levels will be maintained or raised through replacement with upgraded performance items as part of the proposed change of use. In addition, the submitted flood risk mitigation statement proposes a range of additional flood mitigation measures which would be as follows:

· Installation of a ground bearing concrete slab with no sub-floor void as opposed to a suspended timber or pre-cast concrete floor

· Damp proof membrane to be laid fully under the slab

· Floor insulation to comprise closed cell type 

· Standard Gypsum Plasterboard up to 600mm [min] above ground floor slab level with a dado rail above this level to Separate the plasterboard above [for ease of replacement in the event of a flood] 

· Electrical wiring to sockets, switches and fittings to be routed down walls from high level, and all electrical sockets, switches and fittings to be set at 600mm [min] above ground floor level

The above mitigation measures specified are considered appropriate for the development proposed therefore no concerns are raised with respect to flood risk. 


	Observations/Consideration of Matters Raised/Conclusion:

The proposed change of use would result in the loss of a former community facility however this loss would be mitigated through the provision of additional housing within a sustainable principal settlement location with community facilities comparable to the existing use to be superseded also being readily accessible within the immediate locality. 

Furthermore, subject to conditions, it is not considered that the development proposed would have any undue impacts upon neighbouring amenity or the visual amenities of the area and the development as proposed does not raise any concerns with respect to highway safety, ecology, flood risk or its impact upon the historic character of the application building or surrounding Clitheroe Conservation Area.

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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