
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/CMS

	Application No: 
	3/2008/0883/P (CAC) & 3/2008/0882/P (PA)

	Development Proposed:
	Demolition of existing outbuilding and formation of new boundary wall (CAC & PA) at Station Hotel, King Street, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Lancashire County Council (Highways) – Consulted, no representations received.

The Victorian Society – Object.  Harmful to the character and appearance of the Conservation Area, contrary to national (PPG15) and local (RVDLP) planning policy.

The stable block at the Station Hotel forms an integral part of the public house complex.  It is an attractive building within intrinsic architectural and historic interest, and a character which makes a positive contribution to the overall quality of the Conservation Area as well as complementing the adjacent historic public house.

National planning policies set out a general presumption in favour of retaining such buildings and this approach is reflected in Policy ENV18 of the Ribble Valley Districtwide Local Plan.  Consent for a buildings demolition should only be considered if:

(a)
It is proved to be wholly beyond economic repair.

(b)
It is incapable of reasonable beneficial use.

(c)
It is not of intrinsic architectural, historic or townscape importance and its removal or replacement would enhance the appearance or character of the area.

(d)
Its removal would allow the redevelopment or rehabilitation of an adjacent larger site which is under used, neglected or derelict if this would enhance the character and appearance of the conservation area.

In this case the Victoria Society have seen no evidence to suggest that any of these conditions have been met.  While the current owner may not have a use for the former stable building, that is not to say that future owners will not be able to make use of it, whether for storage, office space, accommodation or as a workshop.  This is a very short term and shortsighted response to a potentially valuable but sadly neglected resource.

Permanent loss of this historic building would be detrimental to the Conservation Area.

Recommend that consent for the applications be refused as contrary to PPG15 and Policy ENV18.

Ancient Monuments Society – Object – has significant interest with crow-stepped gables, finials and pronounced quoins.  To reduce it in the manner proposed would be a serious loss to the character of the listed building to which it belongs and to King Street in general.

	CONSULTATIONS: Additional Representations

	Clitheroe Civic Society – urge that the application be refused and the stable building be restored.

Station road is a fairly bleak road.  One side is taken up entirely with Booths car park.  On the other side the Castle pub on the corner gives some visual relief but the new build housing and the market are bland developments with little character.  It is only the Station Hotel and accompanying stable which stand out.  These two gables are visible from the train and welcome visitors to an historic town – they are the only evidence of history in this area together with the restored Platform Gallery.

Station Hotel and buildings are in a designated conservation area.

The stable barn was built soon after 1891.  The main architectural features are:

1.
The crow-step gable.  This is a feature most usually seen in Scottish architecture and makes this example in Clitheroe all the more interesting.

2.
This gable is topped by a stone finial which is identical to the ones on the Hotel itself.

3.
The three arrow slits in the gable end are most unusual for a building of this nature and show the attention to detail given to this subsidiary building.  The effect is to create an harmonious whole.

4.
The interesting and unusual intersecting planes of the roof show the care taken in the design so that the roof does not in any way shadow or obstruct the gable end detail.

5.
In the elevation from the Hotel yard, there is the careful repetition of another crow-step gable and finial over the hayloft door.  The solid door and window jambs show the functional nature of the building yet it is drawn together to the main building again by the details on the gable and the decorative top sill of the hayloft.  This is a far from usual barn and was designed most carefully.

6.
The main gable end of the barn is visually and aesthetically necessary as an intrinsic echo of the crow-step gables of the main building which are repeated right round to King Street.

There is plenty of evidence of bats seen regularly around the barn.  A bat survey must be carried out before any work is done.

Evidence of severe neglect of the barn building over many years.  The owners may not have an immediate use for it, but this is no reason to neglect and cause the demolition of an important historic building.  The twin gables of Station Road are a visual statement of pride in a late Victorian building in an expanding town and the coming of the railway.

If demolished and replaced by the wall as indicated in the planning application, it will be a disaster for the townscape and the extremely bleak Station Road.

Realise that repairs are costly but this building should have been repaired years ago.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV18 - Retention of Important Buildings Within Conservation Areas.

Policy G1 - Development Control.



	POLICY REASONS FOR REFUSAL:

	The proposal would be harmful to the character and appearance of Clitheroe Conservation Area because of the loss of a prominent, interesting and pleasing historic building which is important within the streetscene and as part of a late Victorian inn complex. The proposal would be contrary to Policy ENV18 of the Ribble Valley Districtwide Local Plan.



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

	The Station Hotel is an interesting and imposing late Victorian building occupying a very prominent corner site at the edge of Clitheroe Conservation Area.  The Hotel retains a number of its historic outbuildings which form a part enclosed courtyard immediately adjacent the principal building.  The principal building, the stables subject of application and an adjoining ancillary building are designated as Buildings of Townscape Merit in the Clitheroe Conservation Area Appraisal (The Conservation Studio; adopted by RVBC April 2007) ie unlisted buildings judged as making a positive contribution to the character and appearance of the Conservation Area (page 19).

Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 places a duty on a LPA to pay special attention to the desirability of preserving or enhancing the character or appearance of a conservation area when considering development proposals.  Section 74 requires, in effect, that applications for the demolition of unlisted buildings in conservation areas be assessed against the same broad criteria as proposals to demolish listed buildings (see paragraph 3.16 ff and 4.25 ff of PPG15).  Paragraph 4.26 states that the desirability of preserving or enhancing the character or appearance of a conservation area should be the prime consideration in determining a CAC application.  Paragraph 4.27 states that the general presumption should be in favour of retaining buildings which make a positive contribution to the character or appearance of a conservation area as a whole.  Paragraph 4.27 also states that it has been held that the decision maker is entitled to consider the merits of any proposed development in determining whether consent should be given for the demolition of an unlisted building in a conservation area.

Policy ENV18 of the Ribble Valley Districtwide Local Plan also states that there would be a presumption in favour of the retention of buildings which make a positive contribution to the character of appearance of a conservation area.

A design and access statement has been submitted which states that the building is in a very dilapidated condition, contains visible asbestos and has become structurally unsafe.  The owner has no use for the building which is becoming an ongoing maintenance problem.  Economically it is cost prohibitive to instigate repairs because it has no subsequent required use.

I agree with the designation of this building as a Building of Townscape Merit – its importance is not only intrinsic but also relates to its contribution to a fairly intact and prominent Victorian inn courtyard complex and to its provision of interest in a stretch of Station Road otherwise bereft of distinct character.  Its loss and proposed development would be harmful to the character and appearance of Clitheroe Conservation Area.

In my opinion the brief references to state of repair and economic viability in the design and access statement do not provide a robust case for the overturn of the presumption in favour of retaining this important historic building.

From my site inspection I am not convinced that repairs are likely to be extensive or expensive.  I am also mindful of the recent Smithfields (London) General Market Building appeal decision where the Inspector reasoned that genuine marketing was the only true way to prove that no one would view an unlisted building in a conservation area as economically attractive – no evidence has been submitted with the Station Hotel application in this regard.  Also, there is no suggestion made in the application submission that demolition would bring substantial community benefit.



	RECOMMENDATION: That conservation area consent and planning permission be refused.
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