Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/EL

	Application No: 
	3/2009/1004

	Development Proposed:
	Demolition of a stone wall behind the police station to permit improved vehicular access on to the site at Clitheroe Police Station, King Street, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	RVBC Environmental Health – No objection in principle providing police vehicles are required to be parked within the footprint of the police station boundary at all times and are not parked on any of the Borough Council's land without express prior agreement.  This area is directly adjacent to a very narrow access to the market used by the Council's refuse and paper skip collection vehicles and the maintenance of unrestricted access is paramount to the market operation.  The proposed layout access will involve police vehicles having to cross land owned and maintained by the Borough Council.  No easement/agreement to this effect exists.

RVBC Legal – No issues concerning rights of access and contributory maintenance.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	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.



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

	Clitheroe Police Station is a prominent and interesting building at the boundary of Clitheroe Conservation Area.  All buildings fronting King Street are designated as Buildings of Townscape Merit which make a positive contribution to the Conservation Area in the Clitheroe Conservation Area Appraisal (The Conservation Studio consultants 2005; adopted by the Borough Council following public consultation 3 April 2007).  The boundary walling subject of application for demolition is not shown on the appraisal map to be part of the BTM designation.  The appraisal suggests that the police station was built in 1871, the historic late 19th century townscape and stone sets in the rear access to King Street (south) are principal positive features of this character area, and the loss of original front boundary walls is a principal negative feature of this character area.  the associated Management Guidance (The Conservation Studio 2005) states that “traditionally most boundaries in the Clitheroe Conservation Area are defined by stone walls of varying heights”; it also suggests that for new developments to fit into context, it should follow the historic precedent of stone wall boundaries.  

In my opinion the proposal results in the demolition of a substantial section of waling which is circa 2m high and is adjacent to a highway.

Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires Local Planning Authorities to pay special attention to the desirability of preserving or enhancing the character or appearance of Conservation Areas in the exercise of planning functions.  PPG15 paragraph 4.26 states that “.. as for listed building controls, this should be the prime consideration in determining a consent application” and “account should be taken of the part played in the architectural or historic interests of the area by the buildings which demolition is proposed, and in particular as to why the effects of demolition on the buildings surroundings and on the Conservation Area as a whole”.  

PPG15 paragraph 2.4 confirms that there is no statutory requirement to have regard to the provisions of the development plan in decisions and Conservation Area consent applications. The following are thus main determinants.

Policy EM1c: Historic Environment, of the Regional Spatial Strategy (published September 2008) states that “plans, strategies, proposals and schemes should protect, conserve and enhance the historic environment”.

Policy ENV16 of the Ribble Valley Districtwide Local Plan (adopted June 1998) has a status following Government Office North West approval, of a ‘saved policy’.  It states that “within Conservation Areas development will be strictly controlled to ensure that it reflects the character of the area in terms of scale, size, design and materials”.  

Policy ENV18 of the Ribble Valley Districtwide Local Plan is a ‘saved policy’.  It states that “there will be a presumption in favour of the retention of buildings which make a positive contribution to the character or appearance of a Conservation Area..”.

3/2002/0649 – installation of microwave dish on existing tower.  Planning permission granted 18 September 2002.

3/1996/0025 – change existing magistrates court accommodation into offices for the police authority.  County regulation 3 (MKA) decided 6 March 1996.

3/1993/0630 – single storey ground floor extension and provision of new main entrance with ramped access.  County regulation 3 (MKA) decided 14 December 1993.

6/2/LPA36 – alterations and extension.  General regulations granted 12 January 1965.

In my opinion, the traditional stone wall provides enclosure to the site and is an important and appropriate boundary to the Conservation Area.  However, I am also mindful that the demolition as required following the termination of a car parking lease on land behind the station hotel leaving insufficient parking for police vehicles.  The submitted Design and Access Statement suggests that the lack of parking within the immediate area has placed a strain on resources of the police station and its officers, there is very little opportunity for alternative solutions in maximising the parking requirements and the proposed parking will be for operational staff only.  In my opinion the public interest of the proposed work outweighs the presumption in favour of preserving the traditional walling.  



	SUMMARY OF REASONS FOR APPROVAL:

	The presumption and favour of retaining the traditional walling is outweighed by the public interest of the proposed works.



	RECOMMENDATION: That conservation area consent be granted.


DATE INSPECTED: 














