Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/JS

	Application No: 
	3/2005/0770/P

	Development Proposed:
	Extension and alterations to existing commercial premises at Victoria House, 34 Wellgate, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Planning Officer (Archaeology) – The proposals lie circa 320m to the north east of Clitheroe Castle (Lancashire Sites and Monuments Record PRN 1101), also a Schedule Ancient Monument (County Monument No. 4) in an area thought to form part of the Medieval Town.  Although there has been little previous archaeological work in the town, a single watching brief in 2001 at New Market Street (PRN 25455) thought to have encountered the remains of a Medieval ditch or pit.  It is considered that there is potential for archaeological deposits associated with settlements of the Medieval and/or later periods to be disturbed by the development.  Therefore, there are no objections subject to the relevant conditions being imposed.

Principal Planning Officer (Design and Conservation) – No objections subject to a condition regarding details of the replacement windows. 



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy S1 - Shopping Policies - Clitheroe Centre.

Policy ENV16 - Development Within Conservation Areas.



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

	The application relates to a large building on the corner of Wellgate and Lowergate, currently used as offices, within the main shopping centre and Conservation Area as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

The main issues to be considered within the determination of this planning application are the effects of the proposal upon the visual appearance of the street scene together with the effect upon amenities of adjacent occupiers.  Policy S1 of the Local Plan notes that

“Special regard will be had to the likely contribution of proposals to the vitality and viability of the centre and their effect on the character and appearance of the area”  

and Policy ENV16 notes that:

“Within Conservation Areas development will be strictly controlled to ensure that it reflects the character of the area in terms of scale, size, design and materials.  The desirability of preserving or enhancing the character or appearance of a Conservation Area will also be a material consideration”.

The proposal is to replace the majority of the windows within the building, as they are falling into disrepair; create two new openings within the blank gable end facing the junction with Wellgate and Lowergate and create a new entrance opening with a glazed panel roof on the side elevation facing No. 28 Wellgate.

It is considered that the proposed new glazed entrance is acceptable, bearing in mind it will no be significantly visible from the street scene, and the proposed replacement windows will be acceptable providing the applicant provides details of what he intends to change them to.


With regards to the proposed new windows in the gable end, it is considered that the amended plans submitted on 18 October 2005 are acceptable, however, it has been requested that they are fully functioning slide sash windows bearing in mind the site’s location within the Conservation Area and the gable end prominent position.

Therefore, providing suitable windows are inserted within the building, it is considered that the proposal will contribute to the vitality and viability of the area and will not cause a significantly detrimental impact on the street scene.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant visual impact on the building or adverse affect upon the setting of the Conservation Area. 



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 13/09/2005














