
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/JS

	Application No: 
	3/2005/0515/P LISTED BUILDING CONSENT

	Development Proposed:
	Installation of new shop fronts to No. 52 Moor Lane and to rear facing Woone Lane.  Necessary for building to be used for commercial purposes at 52 Moor Lane, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Clitheroe Civic Society – Is the property residential and in use at the moment? Does it need a change of use?  What is Ribble Valley’s policy on shutters?  Appreciate deteriorating problems in town centre but an avenue of shutters leading into the town centre gives a poor image to visitors. 

LCC (Archaeology) – Do not consider any further archaeological response necessary.

Council for British Archaeology – Proposed treatment to Moor Lane is totally unsympathetic, would remove historic fabric (sash window shown) and would be detrimental to the character of the building and the group value specifically mentioned in the list description.  Quote PPG15 para 3.9.  Ask RVBC to refuse consent.



	CONSULTATIONS: Nearby Residents

	

	RELEVANT POLICIES:

	Policy ENV19 - Listed Buildings.

Joint Lancashire Structure Plan Policy 21 

Policy ENV16 - Development Within Conservation Areas.

Policy S13 - Shop Front Design.

Policy S15 - Shutters.

Supplementary Planning Guidance (March 1997) External Shutters/Shop Front Security



	POLICY REASONS FOR REFUSAL:

	The proposed shop fronts would have a detrimental impact upon the character and setting of the listed building, the setting of nearby listed buildings, and the setting of and views into and out of Clitheroe Conservation Area because of their design and materials.  This would be contrary to Policies ENV19 and ENV16 of the Districtwide Local Plan and Policy 21 of the Joint Lancashire Structure Plan.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	52 Moor Lane is listed at Grade II with Nos 48 and 50 Moor Lane.  The list description describes the ground floors as having two modern and one late 19th Century shop front and states that The Brown Cow Public House and Nos. 46 –52 form a group.  Clitheroe Conservation Area boundary runs along Woone Lane and to the north of The Brown Cow.  

In 1959 (6/2/742) planning permission was granted for the alteration of the Moor Lane shop front from a traditional central lobby type with recessed doorway, to a residential style frontage of a door and small window, as part of a conversion from dwelling and shop to a dwelling house (see elevation plans).  The comments of the Council for British Archaeology should be read in this context.

In 1985 (85/0521) planning permission was granted for the change of use of office and dwelling to a second-hand book shop and dwelling (no elevation plans).

In 1999 (99/160) listed building consent was granted for a new front window at ground floor.  The existing plans show a modern horizontally emphasised shop window with door to the right.  The proposed plans show the façade of 52 Moor Lane as now.

In 1999 (99/780) listed building consent was granted for the installation of a window to the gable.  Internal plans show that the staircase is now axial and adjacent to the party wall (previous plans showed the stairs laterally between front and back rooms).  

In 1992 (92/144) planning permission was granted for the erection of a building to create taxi garaging facilities (lower level) and office accommodation (upper level) adjoining Woone Lane.

In 2003 (03/101) planning permission was granted for the change of use of 52 Moor Lane from residential to office use and the change of use of the building adjacent Woone Lane from ground floor taxi/garaging to office use.  

In my opinion, the proposals are unacceptable.  I believe the principle of reintroduction of a shop front to Moor Lane is likely to be acceptable, and replacement of the existing ground floor façade at Woone Lane is likely to be welcomed.  However, I consider the present proposal for Moor Lane, incorporating open slatted roller shutters and aluminium door and window frame (door and sign board material/finish not specified), to be detrimental to the character of the listed building and setting of other listed buildings in the group and detrimental to the setting and views into Clitheroe Conservation Area at this important gateway to the Conservation Area.  Whilst the Woone Lane building could only be considered listed in a technical sense (and then arguably and provided it is attached to the listed building) its treatment in a similar fashion to the Moor Lane elevation would be detrimental to the setting of listed buildings in the group and detrimental to the setting and views out of Clitheroe Conservation Area.  



	RECOMMENDATION: That LISTED BUILDING CONSENT be refused.
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