Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/EL

	Application No: 
	3/2006/0074/P

	Development Proposed:
	CHANGE OF USE FROM OFFICE USE TO RETAIL AND SINGLE STOREY EXTENSION TO REAR TO FORM KITCHEN AND WC.  NEW SHOP FRONT AT 28 WELLGATE, CLITHEROE 

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC (Highways) – No LCC highway observations.

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



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990

Policy ENV16 - Development Within Conservation Areas.

Policy S1 - Shopping Policies - Clitheroe Centre.

Policy S13 - Shop Front Design.

Policy G1 - Development Control.

Joint Lancashire Structure Plan 2001 - 2016



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

	28 Wellgate has the appearance of a traditional residential building.  It has a prominent location fronting one of Clitheroe’s oldest streets and is at the core of Clitheroe Conservation Area.  29-31 Wellgate opposite are listed grade II.  The property including rear extension, appears to be shown on the 1848 Ordnance Survey Plan.  The front door is of 6 raised and fielded panels and could be original.  This existing office is within Clitheroe shopping centre. 

In my opinion the demolition of the rear extension cannot be considered ‘substantial’ (see Shimitzu decision) and does not require Conservation Area Consent.

In my opinion, the remodelling of the front elevation does not preserve or enhance the character or appearance of Clitheroe Conservation Area.  However, I am mindful that in 1994 the Borough Council granted planning permission for a very similar scheme.  Whilst PPG15 and Local Plan policies post-date (just in the case of PPG15) this decision the main reference, as now, would have been the Planning (Listed Buildings and Conservation Areas) Act 1990.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has an acceptable impact upon the character and appearance of Clitheroe Conservation Area and is a suitable use within Clitheroe shopping centre.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














