
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/EL

	Application No: 
	3/2006/0789/P & 3/2006/0788/P

	Development Proposed:
	To construct a single storey extension with roof terrace.  To provide disabled access at Weezos at The Old Toll House, Parson Lane, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Lancashire County Council (Archaeology) – The proposed alterations will result in considerable loss of historic fabric and will have a considerable impact on the historic character and appearance of the building.  An archaeological building record is suggested.  

RVBC (Environmental Health) - noise unlikely to be an issue in principle.

Historic amenity societies – no responces received.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990 

Policy ENV19 - Listed Buildings.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV21 - Historic Parks and Gardens.

Policy G1 - Development Control.

Policy S1 - Shopping Policies - Clitheroe Centre.



	POLICY REASONS FOR REFUSAL:

	The proposal would be harmful to the character and setting of the listed building and the character and appearance of Clitheroe Conservation Area because of the loss of important historic fabric and the detrimental re-modelling of rear elevation and yard.  This would be contrary to Policies ENV19 and ENV16 of the Districtwide Local Plan.  



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

	1 & 3 Parson Lane is an 18th century listed building.  The list description refers to the front elevation features of stone slate roof, door of 6 panels to No 1 (2 glazed), mid 19th century shop front to No 3 and door of 6 panels with rectangular fanlight -  all of which have been lost since 1977.  The property has also been significantly modified internally with the staircase removed in 1977 and substantial demolition of ground floor walls dividing No1 and No3 and the penticed extension (including loss of chimney stack) in 1982.  The removal of external panelled doors and provision of a first floor opening to the penticed extension does not appear to have listed building consent.

The list description states that No’s 1 - 19  Parson Lane form a group, of which No’s 5 - 19 are of local interest.  The 1844 Ordnance Survey map shows 1 - 5 Parson Lane to have a similar site plan to today.  The site is within Clitheroe Conservation Area, Clitheroe shopping centre (Policy S01) and adjoins Clitheroe Castle historic park and garden (Grade II) to the rear.

In 2004 a proposal for internal alteration and extension to the rear was withdrawn. The Georgian Group commented that ‘ …The extension would cover the footprint of the existing courtyard, and together with the terrace, would be highly visible from the Green.The existing external space and how the buildings sit within the landscape are of as much value as the internal plan form of the building in contributing to the special interest of the buildings.The design of the extension does not complement or enhance the existing fabric, and indeed obscures the entire ground floor of the rear of the buildings…’ .Discussion with agents both during consideration of and after withdraw of the applications emphasised that much of the building’s special interest had been lost through the cumulative impact of relatively recent works – this meant any further proposals involving the loss of historic fabric had to be examined very carefully.However, whilst The Georgian Group’s comments suggested extension in the rear courtyard would not be possible, officer’s advised that some form of limited and necessary extension might be possible. 

Prior to the submission of the applications now under consideration officers re-confirmed the above. As the impact of the 2004 proposal on neighbouring properties (principally overlooking) had not been assessed before the applications were withdrawn, officers confirmed that pre-application advice could be given in this regard. However, the applications were submitted before this could be undertaken. 

The works as originally submitted included insertion of a spiral staircase between ground and first floor (through a historic floor of wide floorboards), a new internal wall opening at first floor, and modification of a rear first floor window to form a door.These elements have now been deleted from the scheme. 

The proposed roof terrace will enclose the whole of the rear yard of 1 - 5 Parson Lane – no details have been provided of floor height or how floor insertion will affect the historic fabric. The revised plans show proposed access to the terrace to now result from the conversion of a window to door at the first floor of No 5. The plans also appear to show a reduction in the thickness of the ground floor wall to the passageway and modification to an internal first floor lateral wall. An opening in the ground floor wall between existing dining and kitchen is proposed. New openings (no details provided) are proposed for the passageway between No’s1 - 3 and 5 Parson Lane.  It is proposed to insert a new window at the rear elevation of the penticed extension – existing historic windows have a vertical emphasis but the proposal is square and measures 1.4m in width on the plan and 0.85m on the elevation drawing?  The submitted design and access statement refers to providing level access to and from the building but no details as to how this will affect the historic fabric are provided.  

The application indicates that there will be no change in staffing levels as a result of the proposal.  

I am mindful of PPG15 paragraph 3.13 that “Some listed buildings are the subject of successive applications for alteration or extension: in some cases it needs to be borne in mind that minor works of indifferent quality, which may seem individually of little importance, can cumulatively be very destructive of a building’s special interest”.  In my opinion this building has undergone considerable modification since 1977 which has impacted significantly on its special interest.  The proposed works to the historic fabric of the listed building compound this.  

I am also mindful of PPG15 paragraph 2.16 that ‘ The setting is often an essential part of (a) building’s character’ and of paragraph 2.17 that ‘The setting of individual listed buildings very often owes its character to the harmony produced by a particular grouping of buildings (not necessarily all of great  individual merit) and to the quality of the spaces created between them.Such areas require careful appraisal when proposals for development are under consideration..’ I am concerned that terracing of the whole of the space to the rear of No’s 1-5, and works to the rear elevation of No 5 and to the passageway between No’s 1-3 and 5, will harm the setting of the listed building and the group value of the listed and ‘locally listed’ buildings.This is a prominent part of Clitheroe Conservation Area and I do not believe the proposed works preserve (the rear elevations of No’s 1-5 have been relatively unaffected by the modern works referred to above) or enhance its character and appearance. The rear elevations of No’s1-5  are also prominent in views from Clitheroe Castle and its gardens.  

The proposed terrace will result in overlooking of rear elevation windows and yards.  However, mindful that all properties affected are within Clitheroe shopping centre, that no comments have been received from the restaurant immediately adjoining (7- 9 Parson Lane), and that screen fencing could be erected, I do not consider this issue to warrant refusal of the planning application.  I am also mindful of the comments in principle of RVBC Environmental Health in respect to noise.  



	RECOMMENDATION: That listed building consent and planning permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














