
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/EL

	Application No: 
	3/2006/1038/P

	Development Proposed:
	Repairs: renovate existing windows to rear.  Front windows to remain.  Plaster patching to existing.  Internal decoration at 58 Moor Lane, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Historic amenity societies – No representations received.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.

Policy ENV20 - Proposals Involving Partial Demolition of Listed Buildings.



	POLICY REASONS FOR REFUSAL:

	The replacement of historic sash windows with poor quality modern facsimiles has been harmful to the character and appearance of the listed building.  The proposed insertion of a damp proof course, replacement of the front door, and replacement of the second floor ceiling in plasterboard and skim has not been justified and is potentially harmful to the fabric and character of the listed building.



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

	56-60 Moor Lane is a grade II listed building of the early – mid 19th century.  The building is prominent at the southern ‘gateway’ to Clitheroe Town Centre and is proposed for  inclusion in the extended Clitheroe Conservation Area (The Conservation Studio, 2005).  The list description refers to the three storey building being rough rendered and No 58 having a modern door.  

In May 1979 listed building consent was granted for alterations to 58/60 Moor Lane to form one dwelling. 

In 1987 planning permission was granted for the change of use of the ground and first floor of 58 and 60 Moor Lane to retail.  

In 1989 planning permission was granted on appeal for a change of use of 58 and 60 Moor Lane to a wine bar.  

In 1994 planning permission and listed building consent was granted for the change of use of the ground floor of 58 and 60 Moor Lane to two shops, and alterations and renovations.  Condition 5 of the listed building consent stated that “Windows to the first and second floors shall be sliding sash and should be repaired as far as practical or renewed to match original in every respect.  This should include both glazing bars and rails”.  An officer note on file refers to “(first and second floor windows) should be replaced with sliding sash to match, sash look alike will not do, or top hung”.  

I visited the site on 7 April 2005 and subsequently advised the applicant in writing in respect of possible listed building consent requirements for proposed works.  The front sash windows had been replaced with stained timber top opening mock sash windows which the applicant advised had been sanctioned by a Council employee.  My letter asked for written evidence of this agreement.

In my opinion some of the proposals are to be welcomed as this building appears to have been disused for almost two decades (the Inspector’s decision notice of January 1989 refers to the state of disrepair of the buildings and a wish for the listed buildings to be brought back into use).  However, mindful of condition 5 of 94/308 I do not consider retention of the crude reproduction windows acceptable.  Furthermore, no justification is provided for the potentially damaging injection damp proof coursing with waterproof sand and cement backing coat.  No discussion is provided in respect of why the second floor traditional lath and plaster ceilings have already been removed or why they should be replaced with plasterboard and skim.  

The remaining render at the rear (little above ground floor level) appears to be a full traditional rough cast render rather than a ‘slobbered’ render.

Whilst the list description refers to a modern front door I believe this was concluded because an older door has been encased.  Can this be repaired rather than replaced?



	RECOMMENDATION: That listed building consent be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














