Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/CMS

	Application No: 
	3/2011/0130/P (LBC) & 3/2011/0131/P (PA)

	Development Proposed:
	Replacement of shop windows to Units 6 and 7, with hardwood painted (cream) windows and doors.  Installation of 2no cream umbrellas (removable) and reposition bench seating.  Replace stone balustrade to top of steps at Swan Courtyard, off Castle Street, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Historic amenity societies – Consulted, no representations received.

RVBC (Environmental Health) – No objections.

RVBC (Countryside Officer) – Notes the shade benefits of trees over umbrellas.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.

PPS5

HEPPG

Policy ENV20 - Proposals Involving Partial Demolition/Alteration of Listed Buildings.

Policy ENV19 - Listed Buildings (setting).

Policy ENV16 - Development Within Conservation Areas.

Policy S1 - Shopping Policies - Clitheroe Centre.

Policy G1 – Development Control



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

	The Swan and Royal Hotel is an 18th century Grade II listed building (19 May 1950) prominently sited within Clitheroe Conservation Area.  The list description notes that: “no 26, the Swan and Royal Hotel and nos 30-40 (even) form a group with premises occupied above Barclays Bank, nos 30-40 (even) being buildings of local interest only’’.  The Swan Courtyard provides an interesting and distinctive enclosed space in the heart of Clitheroe shopping centre and Clitheroe Conservation Area. 

The list description does not refer to the Hotel’s (converted) curtilage buildings (stables etc). The LBC application is presumably submitted in regard to Section 1(5) of the Planning (Listed Buildings and Conservation Areas) Act 1990.

3/2009/0900 & 0899 – Reinstatement of structure and internal/external remedial works following fire damage together with new external escape stair from the manager’s flat. Swan and Royal Hotel.  Planning permission and listed building consent granted 7 January 2010.

3/1994/0121 – Locate three removable hand painted barrows in the centre of courtyard.  Planning permission granted 28 April 1994.

3/1986/0056 – Demolition of part of kitchen, removal of bay windows, installation of shop fronts, removal of internal walls, new toilets, part re-roofing and removal of render.  Listed building consent granted 15 March 1986.

3/1985/0547 – Change of use of part restaurant and kitchens to shop units.  Planning permission granted 14 November 1985.

3/1984/0681 – Erection of stone wishing well.  Withdrawn.

3/1975/0977/P – Detailed proposals for the change of use of buildings to the rear of the Swan and Royal Hotel to shops.  Landscaping and surface treatment of yard.  Planning permission granted 10 February 1976. The “as existing” drawings appear to show that the conversion to shops was very destructive of the character of the hotel’s historic stables/outbuildings.  Whilst not conclusive, the drawings appear to confirm that walling adjacent to the steps was at least heightened at this time.

Section 16(2) and 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 require, when considering whether to grant listed building consent or planning permission for development that affects a listed building or its setting, that the local planning authority have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.

Section 72 (1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that in the exercise of planning functions special attention shall be paid to the desirability of preserving or enhancing the character or appearance of a conservation area.

PPS5 Policy HE9.1 states “there should be a presumption in favour of the conservation of designated heritage assets and the more significant the 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, environment, economic and social impact.  Significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting.  Loss affecting any designated heritage asset should require clear and convincing justification..”.

The courtyard enclosed space is a significant element of Clitheroe Conservation Area. Policy HE9.5 of PPS5 (relating to Conservation Areas) suggests that it be considered a ‘designated heritage asset’ to which Policies HE9.1 to HE9.4 and HE10 apply. Policy HE9.5 requires local planning authorities in considering proposals to ‘..take into account the relative significance of the element..affected (as well as) its contribution to the significance of the..Conservation Area as a whole’.

PPS5, Policy HE9.5 also states “Not all elements of a World Heritage Site or Conservation Area will necessarily contribute to its significance. Where an element does not positively contribute to its significance, local planning authorities should take into account the desirability of enhancing or better revealing the significance of the World Heritage Site or Conservation Area”.

Paragraph 190 of the HEPPG states: ‘Removal of, and change to, historic shopfronts may damage the significance of both the building and the wider conservation area, as may the introduction of new shopfronts to historic buildings where there are none at present..’.

Paragraph 185 of the HEPPG states: ‘Doors and windows are frequently key to the significance of a building. Change is therefore advisable only where the original is beyond repair..’.

Paragraph 185 states: ‘The insertion of new elements such as doors and windows..is quite likely to adversely affect the building’s significance..’. 

Paragraph 118 states: “where the significance and appreciation of an asset have been compromised by inappropriate changes within its setting in the past it may be possible to enhance the setting by reversing those changes”.

In 2010 pre-application advice questioned the impact of proposed canopies over the whole courtyard (aesthetic and historic fabric issues). In 2011 the replacement of existing mock-Georgian shop fronts was discussed with the agent.

Unfortunately, the shopfront replacement work had been completed by the officer site inspection of 23 May 2011. The work has revealed the retention of historic arched openings to the ground floor. Therefore, whilst the implemented work is acceptable in the context of the previous shopfronts the scheme appears to be a wasted opportunity in terms of the enhancement of heritage assets.  

Insufficient information has been received in respect to the form and appearance of the proposed seating/umbrellas and conditions are suggested in this regard. Whilst I have some reservations as to the landscaping of the courtyard (see letter to agent of 24 May 2011) I do not believe it to be harmful (furthermore, is planning permission required for easily retractable umbrellas?).

Whilst some truncation of the (probably) modern walling adjacent to the steps appears insignificant and of advantage to pedestrians accessing the courtyard, I am concerned at the proposed treatment of this element (see letter to agent of 24 May 2011). Conditions are suggested in this regard.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal, subject of amendment by condition, has an acceptable impact upon the character, setting and significance of the listed building and the character, appearance and significance of Clitheroe Conservation Area.



	RECOMMENDATION: That conditional planning permission and listed building consent be granted.


DATE INSPECTED: 














