
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT/JS

	Application No: 
	3/2006/0861/P

	Development Proposed:
	Conversion of first and second floors into flats (one bedroom). Making the entrance to the flats through an existing window at first floor level (LBC) at Reads Outfitters, 9 Market Place, Clitheroe, Lancashire for Richard Wilson.

	CONSULTATIONS: Parish/Town Council

	Clitheroe Town Council - No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Principal Planning Officer (Design and Conservation) – In his opinion, the proposal would be harmful to the character and setting of the listed building and the character and appearance of Clitheroe Conservation Area.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy ENV16 – Development within Conservation Areas

Policy ENV19 – Listed Buildings

Interim SPG Housing

Policy SPG – “Extensions and Alterations to Dwellings”



	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.



	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application relates to a mid-terraced, Grade II Listed building within the town centre of Clitheroe as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).  The proposal seeks to provide two single bedroom flats in the town centre via various internal and external alterations to the building, with an access via an external stairway.

With regards to the proposed internal and external alterations, I would like to refer to the following comments from our Design and Conservation Planning Officer. Internally he notes that ‘much appears to remain of the historic fabric. The wide floor boards, stick baluster staircase with simple newel posts, 4 and 6 panel doors are all of a style fitting with the suggested listing date (or earlier). The second floor ceiling is partly exposed revealing lime haired lath and plaster. The walls also appear to have traditional plasterwork.’

With regards to the proposed doorway and external stairway he adds, ‘The proposed external door and steps will disrupt the unusual and distinct arrangement of traditional windows prominent in views from the public walkway (it is proposed to alter the most prominent of the four windows). The prominently sited roof lights will compound this impact. I do not believe this ‘preserves or enhances’.

In addition, the application contains no assessment of the importance of the historic fabric proposed for removal/alteration to the special architectural and historic interest of the building, and there is no justification for the works or evidence that less damaging proposals have been considered. The Design and Conservation Officer is also particularly concerned at the loss of partitions/doors to box rooms 1 and 2 (the stud walling and 4 and 6 panel doors could be original or historic), and he would hope that the historic plasterwork and floorboards are to be kept and repaired – but this is not discussed.

As such, it is considered that the proposal is contrary to the relevant Listed Building and Conservation Area Policies in that it would be harmful to the character and setting of the listed building and the character and appearance of Clitheroe Conservation Area. As such it is recommended accordingly.


	RECOMMENDATION: That permission be refused.
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