
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: MO

	Application No: 
	3/2006/0915/P

	Development Proposed:
	Change of use from residential, B1 office to retail and new shop front at 44 York Street, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor): No objections



	CONSULTATIONS: Nearby Residents

	One letter has been received in which the following concerns are expressed:

(1) Potential noise disturbance to neighbours.

(2) Retail related litter.

(3) Retail space may be inappropriate.

(4) Will the shop front and extra entrance fit in with Conservation Area?

(5) Disabled access is not being made available.

(6) Obstruction to rear access of properties via back street could increase.



	RELEVANT POLICIES:

	Policy G1 – Development Control


Policy ENV16 – Development Within Conservation Areas

Policy S13 – Shop Front Design



	POLICY REASONS FOR REFUSAL:

	Policies G1 and ENV16 – loss of original character and adverse impact on appearance of Conservation Area.


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

	This planning application seeks planning permission for a change of use of the premises to retail (at ground and lower ground floor levels) and the creation of a new shop front.  In January 2006 consent was granted to extend the premises at the rear and confirm usage as a mixture of retail and office accommodation.  Following a year of marketing the premises as offices it has been decided that a more appropriate and lettable use for the premises is as retail space.  The only external alteration is the provision of a shop front in place of the existing sash window.

The property is at the end of the terrace with a former printing works/shop on one side (attached) and a separate terrace of residential properties on the other side.  The site backs onto a commercial garage.  The site is within the Clitheroe Conservation Area.

The site is within the town centre and adjacent to existing shop premises and garage premises.  Planning permission has been granted for extensive office accommodation within the building.  Given these facts, I consider that the proposed change of use would not result in significant disturbance to neighbouring residential properties resulting from customer and staff comings and goings.  The County Surveyor has raised no objections to the proposal in regard to highway safety.  There is only limited on-road parking availability along York St, however, there are public car parks within close proximity at North St and the Council car park off Railway View Road.  In addition, the site is within close proximity of bus stops and the area is generally well served by public transport.

The terraced row fronts onto York Street opposite the historic Grammar School and is highly prominent within the Conservation Area.  The existing sash windows at both ground and first floor are part of the buildings original fabric and are well preserved.  I am mindful of the desirability of preserving or enhancing the character or appearance of the conservation area and, indeed, the main elements of Council policy on conservation areas are retention and enhancement.  The Clitheroe Conservation Area Environmental Enhancement Development Guidance and Proposals (May 1994) states that: “The principal style of original windows throughout the area was sash and numerous examples still remain, these should be retained and renovated where possible”.  It is considered that the existing façade makes a positive contribution to the Conservation Area and the proposed new shop front fails to preserve of enhance the original character of this façade.  

It is for the above reasons that I recommend accordingly.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 5 December 2006





TELEPHONE CLLRS:  NO














