Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT – APPROVAL/REFUSAL???

	Ref: AD/CMS

	Application No: 
	3/2010/0108/P

	Development Proposed:
	Replacement shop front at 34 King Street, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Lancashire County Council (Highways) – No objection in principle on highway safety grounds.

Environment Directorate (County Surveyor) – N/A.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.

PPS5 – Planning for the Historic Environment.

Policy ENV16 - Development Within Conservation Areas.

Policy G1 - Development Control.

Clitheroe Conservation Area Appraisal.



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

	34 King Street is a prominent corner site within Clitheroe Conservation Area; the property and most other properties on King Street were identified within the Clitheroe Conservation Area Appraisal (the Conservation Studio Consultants, December 2006; adopted by the Borough Council following public consultation, April 2007) as Buildings of Townscape Merit which make a positive contribution to the character and appearance of the Conservation Area.  The site has been marred to a degree by the apparently recent addition of a wrap-around flat roof extension which appears to have re-sited and extended the historic shop frontage (see historic shop front photo in Ainsworths ?? a prospect of old Clitheroe 1985, page 46.

Section 71(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 imposes the duty and exercise of planning functions within Conservation Areas to pay special attention to the desirability of preserving or enhancing the character or appearance of a Conservation Area.

PPS5 – Planning for the Historic Environment (March 2010) is the replacement Government Guidance for PPG15 and PPG16 and states that Policy HE 9.1 that: “there should be a presumption in favour of the conservation of designated heritage assets and the more significant designated asset, the greater the presumption in favour of its conservation should be.  Once lost, heritage assets cannot be replaced and their loss is a cultural, environmental, economic and social impact.  Significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting.  Not affecting any designated heritage asset should require clear and convincing justification ….”

Policies S13 (Shop Front Design) and S14 (Advertisements) of the Ribble Valley Districtwide Local Plan were not “saved” in September 2007.

The Clitheroe Conservation Area Management Guidance (the Conservation Studio, December 2006) suggests that the appearance of many commercial properties has been compromised by badly designed shop fronts and identifies principles to be followed when considering a new or altered shop front including:

new shop front should be built from timber and painted;

the use of upvc or other modern materials will be resisted;

traditional shop fronts are usually preferred …

For new development, in general, the guidance provides key design principles which seek to:

achieve continuity in street frontage building lines set on the back edge of the pavement;

reflect the proportion of solid to void and in the elevations of traditional buildings and employ robust detailing;

respect the historic hierarchy of development and detailing between principal and secondary street frontages;

reinforce local identity by the use of the traditional materials used in the Conservation Area.

3/1992/0611/P – Externally illuminated replacement fascia panel.  Advertisement consent granted 17 November 1992.

3/1987/0317/P – Externally illuminated fascia sign.  Advertisement consent granted 2 July 1987.

3/1980/1095/P – New shop front.  Planning permission granted 30 November 1980.

3/1976/0252/P – Proposed warehouse.  Planning permission granted 1 April 1976.

6/2/2180 – Proposed additional office accommodation over existing shop premises.  Planning permission granted 6 February 1974.

Pre-application advice was provided in December 2009 (see e-mail 10 December 2009).  It was suggested that the existing modern shop front appeared extensive and imposing and consideration could be made of a design more akin in extent to the historic shop front (see photo in Ainsworth C, 1985, a proposed of old Clitheroe, page 46) which has a central doorway at the building’s chamfered apex and mullioned windows with ashlar stone store risers extending to one bay either side.

In respect to the scheme as then proposed, concern was expressed to changes which further increase the prominence of the extensive modern frontage eg lowering of store risers and removal of mullions resulting in larger areas of plate glass; square windows (working against the building’s verticality) and signage which draws attention to the flat roof extension.  It was suggested that restriction of fascia signage to the extent of the historic shop front would be beneficial.

Mindful of the advice in the Conservation Area Management Guidelines concerning use of traditional materials, the appropriateness of a brushed stainless steel plinth was also questioned.  



	SUMMARY OF REASONS FOR APPROVAL:

	

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














