
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/CMS

	Application No: 
	3/2012/0074/P (LBC) & 3/2012/0075/P (PA)

	Development Proposed:
	Change of use to the ground floor from a licensed premises to A2 financial and professional use, including internal structural alterations to the ground floor.  Up-grade of the existing accommodation including the creation of improved domestic accommodation at first and second floor split into 4 no. flats with compliant means of escape provision and associated alterations to create a separate entrance at the Victoria Hotel, Market Place, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal but request that 50% of the flats be affordable housing.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	English Heritage – The Victoria Hotel is a Grade II listed building of national architectural and historic interest.  The building dates from the early to mid-19th century and has accommodation set over 3 storeys.  The listed building consent application proposes the removal of a staircase and the demolition of internal load bearing walls (however section drawings have not been provided in order to clearly define the extent of demolition proposed), therefore consultation with English Heritage is required under Government Circular 01/01: Arrangements for Handling Heritage Applications.

The Historic Environment Planning Practice Guide (HEPPG), Paragraph 182 states that staircases (whether decorated or plain, principal or secondary) are to form part of the significance of a heritage asset.  Indeed they may be its most significant feature.  Proposals to modify internal arrangements, including the insertion of new openings, will be subject to the same considerations of impact on significance as externally visible alterations.

Given that the supporting information submitted with the application makes no reference to the National Planning Policy Framework (NPPF; March 2012) or the HEPPG and the lack of assessment of the significance of the staircase, internal photographs and sections drawings showing the extent of internal demolition proposed, English Heritage are unable to assess the impact this would have on the significance of the listed building.  Therefore, at present English Heritage are unable to support the listed building consent application and advise that further information is requested from the applicant to address this issue.

The Victorian Society – Would deeply regret this building no longer being used as a pub, which would inevitably damage its significance, a large part of which is due to its status as a Clitheroe social facility with a long history.  RVBC should only grant consent for change of use if re-use as a pub is clearly impossible.

If consent is granted for the change of use, the entrance door to the proposed flats on King Street should be moved to the centre of the three openings.  There was clearly a central door there historically and it would be damaging to the architecture to insert one in any other position in what was designed as a symmetrical building.  The Victorian Society would also like the proposed suspended ceiling in the shop to be omitted; this is not a suitable ceiling treatment for a listed building and would spoil the proportions of the ground floor.  Access should continue to be provided to the cellar of the building; this should not be filled in and access will be necessary for maintenance even if the current owners do not wish to use the space.

United Utilities – No objection.  Notes are attached concerning metered water supplies; the applicant’s responsibility to demonstrate the exact relationship between any assets that may cross the site and any development and the need to contact a Building Control body if a sewer is discovered during construction.

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

In view of the development’s town centre location, the proximity of pay and display car parks and the accessibility of the nearby Clitheroe bus and rail interchange, there are a range of options for convenient alternative parking and access to the site by public transport.


	CONSULTATIONS: Additional Representations

	Clitheroe Civic Society comment:

1.
The creation of a new opening using any existing windows should be resisted, the format of the window at present forms a balanced elevation, the removal of stone to street level would significantly alter this aspect.  It has been noticed in the past that this procedure is rarely successful in terms of aesthetic and building fabric qualities.

2.
It is hoped that the opening at footpath level (used in the past for barrel deliveries) will be retained in order to inform future generations of the building’s original function.

3.
No objection in principle to change of use and to other aspects of the application.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.

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

Policy ENV19 - Listed Buildings (setting).

Policy ENV16 - Development Within Conservation Areas.

Policy G1 - Development Control.

Policy S3 - Principal Shopping Frontage - Clitheroe.

Policy S1 - Shopping Policies - Clitheroe Centre.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

National Planning Policy Framework.

Historic Environment Planning Practice Guide.

Clitheroe Conservation Area Appraisal.



	POLICY REASONS FOR REFUSAL:

	The proposal has an unduly harmful impact upon the character (including setting) and significance of the listed building and the character, appearance and significance of Clitheroe Conservation Area because of the loss of/alteration to important historic fabric, plan form and external appearance including the removal of interior wall room divisions and stairs, creation of new stairs, obscuring of historic stairs fire places and ceilings, disruption to ground floor proportions by installation of a suspended ceiling and disruption to facade symmetry through creation of an external doorway. This is contrary to Policies ENV20, ENV19, ENV16, G1(a), H16(a) and H17(a) of the Ribble Valley Districtwide Local Plan.

The proposal has an unduly harmful impact upon the character, attractiveness and vitality of Clitheroe's historic market place and principal shopping frontage because of the introduction of non-retail uses which will create a break in the shopping frontage. This is contrary to Policies S3, ENV16 and G1(a) of the Ribble Valley Districtwide Local Plan.


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

	The Victoria Hotel is a Grade II listed early-mid nineteenth century hotel prominently sited within Clitheroe’s historic market place and at a corner site. The list description refers to the hotel’s neo-classical features  ‘doorway with stone pilasters, entablature and cornice, double doors of 6 panels beneath rectangular fanlight’ and historic associations ‘Victoria Hotel, Nos 3 to 9, 5A and 7A and White Lion Hotel form a group, Nos 7 and 7A being buildings of local interest only’. The hotel is adjoined and faced by Grade II listed buildings and Buildings of Townscape Merit identified as making a positive contribution to Clitheroe Conservation Area in the Clitheroe Conservation Area Appraisal (The Conservation Studio consultants; adopted by the Borough Council following public consultation 3 April 2007).

The 1848 and 1892 OS maps show the hotel with a similar footprint to that of today. At some time the original hotel would appear to have annexed the second floor of the adjoining property along King Street.

The Clitheroe Conservation Area Appraisal identifies:

(i) The Victoria Hotel and (the facing) Barclay’s and Yorkshire banks to be ‘Focal Buildings’;

(ii) An ‘Important View’ (towards Clitheroe Library) to originate outside the Victoria Hotel;

(iii)  The spine of the town, leading along the ridge from the castle to the parish church, contains an attractive collection of 18th and 19th century buildings, many of which are statutorily listed for their special architectural and historic interest. The celebrated architectural historian Nikolaus Pevsner in ‘The Buildings of England’ describes Clitheroe as “a townscape pleasure” (Summary of special interest);
(iv) ‘The Market Place’ (Summary of special interest);

(v) ‘The Clitheroe Conservation Area contains the historic core of the medieval town including its principal medieval streets: Castle Street, Market Place …’ (Location and context);
(vi) ‘The Public Library of 1905, with its conical roof and clock face, has been well designed to take advantage of its corner location and is a notable landmark overlooking the historic Market Place which is still the focus of the town centre. The town’s banks are also located on corner sites, giving them prominence in the streetscene’ (Key views and vistas);
(vii) ‘The foremost is the Market Place which, after 800 years is still the principal public open space in the centre of the town, enhanced with benches and other street furniture’ (The character of spaces within the area);
(viii) ‘The conservation area … encloses the entire principal shopping frontage of the town, which is located along Moor Street, Castle Street and Market Place’ (Definition of the Special Interest of the Conservation Area: Activities/uses);
(ix) ‘A third new street, King Street, was laid out after the opening of the railway in 1850, following part of the course of an ancient back lane leading westwards from the Market Place’ (The effect of historical development on plan form);
(x) ‘The conservation area is most notable for buildings from the late 18th century and 19th century, many of which replaced earlier structures - even the Church of St. Mary Magdalene dates primarily from a rebuilding in 1828’ (Architectural and historic character);
(xi) ‘In Clitheroe, as in other market towns, the 18th century marked a movement away from traditional vernacular building to a more consciously designed ‘polite’ form of architecture. Buildings from this period are influenced by a sense of proportion and incorporate sliding sash windows and elements of classical detailing such as pediments and friezes’  (Architectural and historic character);
(xii) ‘Clitheroe’s role as a market town resulted in a large number of pubs, inns and hotels but few can be dated to earlier than the 18th century. The most significant are the grade II listed Swan and Royal, the Rose and Crown, the Victoria Hotel and the White Lion’ (Architectural and historic character);
(xiii) ‘Loss of architectural detail (original windows, doors etc)’ and  ‘Insensitive alteration of historic buildings, including some modern shopfronts, spoiling the conservation area’s strong historic character and appearance’ (Weaknesses: The principal negative features of the Clitheroe Conservation Area).
No pre-application advice has been sought in respect to the proposals.

3/1996/0243 – PROPOSED TOILET FACILITIES, EMERGENCY EXIT ROUTE TO SERVE PUBLIC HOUSE & AND FIRST FLOOR BOILER ROOM. LBC granted 14 June 1996. 3/1996/0233 & 0243.

3/1996/0233 – PROPOSED TOILET AND EMERGENCY EXIT FACILITIES AND 1ST FLOOR BOILER ROOM/STORE. PP granted 14 June 1996.

3/1993/0416 – EXTRACTION FANS TO FRONT AND SIDE ELEVATION. LBC granted 13 August 1993.

3/1991/0715 – REPLACEMENT OF ALL EXISTING SIGNAGE WITH NEW AND REPLACEMENT OF EXISTING LIGHTING. LBC granted 8 January 1992.

3/1991/0665 – EXTERNALLY ILLUMINATED STATIC ADVERTISEMENT. AC granted 12 December 1991.

3/1981/0692 – Retention of radio aerial. PP granted 4 August 1981.

The ground floor toilets appear to have been constructed between 1960 and 1996  (shown on the ‘existing’ plans for 3/1996/0233 & 0243).

The building first appears on the list of buildings of special architectural and historic interest on 30 September 1976.

6/2/828 – Alterations forming new lavatory accommodation, small bedrooms and fire escape. PP granted 28 June 1960. It is noted that the ‘proposed’ drawings for 6/2/828 closely match the ‘existing’ plans now under consideration. The removal of the staircase and insertion of a new staircase, removal of wall divisions at ground floor and the insertion of room divisions at second floor would appear to have occurred at this time (and prior to the date of listing).
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that the determination of planning applications must be made in accordance with the development plan unless material considerations indicate otherwise.

Policy ENV20 of the Ribble Valley Districtwide Local Plan (adopted June 1998) has the status, following Government Office North West approval, of a ‘saved policy’.  It states that “proposals for the alteration or repair of listed buildings should be sympathetic to their character and appearance.  The most important features of any listed building will be preserved”.

Policy ENV19 of the Ribble Valley Districtwide Local Plan states that “development proposals on sites within the setting of buildings listed as being of special architectural or historic interest, which cause visual harm to the setting of the building, will be resisted. In assessing harm caused by any proposal the following factors will be taken into account:

(i) the desirability of preserving the setting of the building;

(ii) the effect of the proposed development on the character of the listed building;

(iii) any effect on the economic viability of the listed building;

(iv) the contribution which the listed building makes to the townscape or countryside;

(v) the extent to which the proposed works would bring substantial benefits to the community including economic benefits and enhancement of the environment”.

Policy ENV16 of the Ribble Valley Districtwide Local Plan concerns development proposals within conservation areas: 

‘’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. Trees, important open spaces and natural features will also be protected as appropriate. The desirability of preserving or enhancing the character or appearance of a conservation area will also be a material consideration in deciding development proposals outside the designated area which would affect its setting or views into or out of the area’’.

The accompanying text states ‘The main elements of Council policy are retention and enhancement’.
Policy G1 of the Ribble Valley Districtwide Local Plan is a ‘saved policy’. This states “In determining planning applications the following criteria will be applied:

(a) Development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature;

Policy S3 of the Ribble Valley Districtwide Local Plan is a ‘saved policy’. This states

“Within the principal shopping frontage of Clitheroe, as defined on the Proposals Map, the only new uses considered appropriate at ground floor level will be uses included in Class Al of the Town and Country Planning (Use Classes) Order 1987 and use for the sale of food or drink for consumption on the premises other than in exceptional circumstances where there would be no material adverse effect to the character of the frontage, general amenity or highway safety”.

The accompanying text states “The introduction of non-retail uses, such as banks, building societies, estate agents etc, creates breaks in shopping frontages and forces retail uses to secondary streets. This weakens the quality of the principal shopping streets and threatens the vitality of the town … This policy is linked to a direction under Article 4 of the Town and Country Planning General Development Order 1988, which restricts permitted development rights for changes of use from Use Class A3 (Food and Drink) to Use Class A2 (Financial and Professional Services) and also restricts Use Class A3 to the sale of food or drink for consumption on the premises”.

Policy H16 of the Ribble Valley Districtwide Local Plan is a ‘saved policy’. This states [image: image1.png]Conversions Of DUiamngs to awellings witl be graned provicing.

(a) the building is structurally scund and capable of conversion for the proposed
use without the need for extensive building or major alteraticns which would
adversely affect the character or appearance of the building, the Council will




Policy H17 of the Ribble Valley Districtwide Local Plan is a ‘saved policy’. This states [image: image2.png]Planning permission for the conversion of buildings will be granted providing:

{(a) the design of the conversion is of a high standard and is in keeping with focal
tradition, particularly in terms of materials, geometric form and window and
door openings;




Section 16(2) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that when considering applications for listed building consent, special regard shall be had to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.

Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that in considering whether to grant planning permission for development that affects a listed building or its setting, the local planning authority shall 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.

The National Planning Policy Framework (27 March 2012) states:

“The purpose of the planning system is to contribute to the achievement of sustainable development. The policies in paragraphs 18 to 219, taken as a whole, constitute the Government’s view of what sustainable development in England means in practice for the planning system” (paragraph 6);

“At the heart of the National Planning Policy Framework is a presumption in favour of sustainable development, which should be seen as a golden thread running through both plan-making and decision-taking" (paragraph 14);

Paragraph 7 of the NPPF states that sustainable development has three dimensions. The creation of a high quality built environment and providing support to community cultural well being are part of the social role. Protecting and enhancing the built and historic environment and minimising pollution are part of the environmental role;

Paragraph 8 states that these roles (including economic) should not be taken in isolation as they are mutually dependent.

Paragraph 17 ‘Core Planning Principles’ includes ‘conserve heritage assets in a manner appropriate to their significance, so that they can be enjoyed for their contribution to the quality of life of this and future generations’.

Paragraph 19 ‘Building a Strong Competitive Economy’ states “The Government is committed to ensuring that the planning system does everything it can to support sustainable economic growth. Planning should operate to encourage and not act as an impediment to sustainable growth. Therefore significant weight should be placed on the need to support economic growth through the planning system”.
Paragraph 23 ‘Ensuring the Vitality of Town Centres’ states that local planning authorities should : 

(i) “recognise town centres as the heart of their communities and pursue policies to support their viability and vitality”;

(ii) “define the extent of town centres and primary shopping areas, based on a clear definition of primary and secondary frontages in designated centres, and set policies that make clear which uses will be permitted in such locations”;
(iii) “recognise that residential development can play an important role in ensuring the vitality of centres and set out policies to encourage residential development on appropriate sites”;

Paragraph 56 states “The Government attaches great importance to the design of the built environment. Good design is a key aspect of sustainable development, is indivisible from good planning, and should contribute positively to making places better for people”;

Paragraph 60 states “Planning policies and decisions should not attempt to impose architectural styles or particular tastes and they should not stifle innovation, originality or initiative through unsubstantiated requirements to conform to certain development forms or styles. It is, however, proper to seek to promote or reinforce local distinctiveness” ;

Paragraph 61 states “Although visual appearance and the architecture of individual buildings are very important factors, securing high quality and inclusive design goes beyond aesthetic considerations. Therefore, planning policies and decisions should address the connections between people and places and the integration of new development into the natural, built and historic environment”;

Paragraph 64 states “Permission should be refused for development of poor design that fails to take the opportunities available for improving the character and quality of an area and the way it functions”;

Paragraph 70 states ‘To deliver the social, recreational and cultural facilities and services the community needs, planning policies and decisions should … ensure that established shops, facilities and services are able to develop and modernise in a way that is sustainable, and retained for the benefit of the community’;
Paragraph 126 states that local planning authorities should recognise that 'heritage assets are an irreplaceable resource' which should be conserved in a 'manner appropriate to their significance' . Local planning authorities should also take into account 'the desirability of sustaining and enhancing the significance of heritage assets ... the wider social, cultural, economic and environmental benefits that conservation of the historic environment can bring ... the opportunities to draw on the contribution made by the historic environment to the character of a place';

Paragraph 129 states “Local planning authorities should identify and assess the particular significance of any heritage asset that may be affected by a proposal (including by development affecting the setting of a heritage asset) taking account of the available evidence and any necessary expertise. They should take this assessment into account when considering the impact of a proposal on a heritage asset, to avoid or minimise conflict between the heritage asset’s conservation and any aspect of the proposal”.

Paragraph 131 states “In determining planning applications, local planning authorities should take account of:

●
 the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable uses consistent with their conservation;

● 
the positive contribution that conservation of heritage assets can make to sustainable communities including their economic vitality; and

● 
the desirability of new development making a positive contribution to local character and distinctiveness”.

Paragraph 132 states “When considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation. The more important the asset, the greater the weight should be. Significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting. As heritage assets are irreplaceable, any harm or loss should require clear and convincing justification”;
Paragraph 134 states “Where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighed against the public benefits of the proposal, including securing its optimum viable use”.

Paragraph 138 states “Not all elements of a World Heritage Site or Conservation Area will necessarily contribute to its significance. Loss of a building (or other element) which makes a positive contribution to the significance of the Conservation Area or World Heritage Site should be treated either as substantial harm under paragraph 133 or less than substantial harm under paragraph 134, as appropriate, taking into account the relative significance of the element affected and its contribution to the significance of the Conservation Area or World Heritage Site as a whole”.
Paragraph 188 ‘Pre-application engagement and front loading’ states ‘Early engagement has significant potential to improve the efficiency and effectiveness of the planning application system for all parties. Good quality pre-application discussion enables better coordination between public and private resources and improved outcomes for the community’ and ‘Local

planning authorities should only request supporting information that is relevant, necessary and material to the application in question’.

The Planning Advisory Service ‘Things we think you should know about the NPPF’ (22 April 2012) advises “But many PPS and PPG had ‘companion guides’ or other forms of guidance notes produced alongside the policy document. If not listed in NPPF Annex 3, (and not previously deleted), these other documents are still extant … if a paragraph or section of the companion guide/annex refers you to a PPS or PPG which has been replaced, then that part can’t be considered relevant. The NPPF will always ‘trump’ other guidance notes where there is conflict However, most of the NPPF is not concerned with the ‘how’ question. Companion guides can contain useful information on how to deliver certain policies or carry out certain pieces of work”.

English Heritage (web-site 23 April 2012) advices “Following the publication of the National Planning Policy Framework, PPS5 was deleted. However the Practice Guide remains a valid and Government endorsed document pending Government's review of guidance supporting national planning policy as set out in its response to the select committee. The references in the document to PPS5 policies are obviously now redundant, but the policies in the NPPF are very similar and the intent is the same, so the Practice Guide remains almost entirely relevant and useful in the application of the NPPF”. 

HEPPG paragraph 87 concerns optimal viable use, public benefit as a material consideration as well as a warning that a heritage asset’s significance may be destroyed by the cumulative impact of minor works.


“87 – where a proposal causes minor harm there will still be a loss of value to society caused by that harm.  This is a loss of public benefit that needs to be weighed against any other public benefits the proposal will bring, including, possibly, the conservation benefit of the proposal being part of realising the optimal viable use of the asset.  Flexibility and imagination in the design process is crucial to minimising conflict.  Some works may seem individually to be of little importance but can cumulatively be destructive of a heritage asset’s significance”.

HEPPG paragraphs 88 and 89 are entitled “Alterations to realise the optimum viable use of an asset”.  


“88 – proposals for the development of a heritage asset will ideally be for its optimum viable use ..”


“89 – it is important that any use is viable, not just for the owner but also for the future conservation of the asset.  Viable uses will fund future maintenance.  It is obviously desirable to avoid successive harmful changes carried out in the interests of successive speculative and failed uses.  If there are a range of alternative ways in which an asset could viably be used, the optimum use is the one that causes the least harm to the significance of the asset, not just through necessary initial changes but also as a result of subsequent wear and tear and likely future changes.  The optimum viable use is not necessarily the most profitable one.  It might be the original use, but that may no longer be economically viable or even the most compatible with the long term conservation of the asset”.

HEPPG paragraph 142, Changes to Heritage Assets, notes that “each heritage asset .. has its own characteristics that are usually related to an original or subsequent function.  These can include orientation, layout, plan form ... materials, the disposition of openings ... and internal fittings”.  

HEPPG paragraph 143 states that “the limit imposed by the structure and features of the asset are an important consideration, as is an understanding of the significance of individual elements ..”.

Paragraphs 182 and 187, Addition and Alteration, of the HEPPG refer to the importance of historic interiors 


“182 – the plan form of a building is frequently one of its most important characteristics and internal partitions, staircases (whether decorated or plain, principal or secondary) and other features are likely to form part of its significance.  Indeed, they may be its most significant feature.  Proposals to remove or modify internal arrangements, including the insertion of new openings or extension underground, will be subject to the same considerations of impact on the significance (particularly architectural interest) as for externally visible alterations”.  

“187 – small scale features, inside and out, such as historic painting schemes, ornamental plaster work, carpenter’s and mason’s marks, chimney breasts and stacks, inscriptions and signs, will frequently contribute strongly to a building’s significance and removing or obscuring them is likely to affect the asset’s significance” (my italics).

Paragraph 179, Addition and Alteration, of the HEPPG refers to historic fabric and significance.


“179 – the fabric will always be an important part of the asset’s significance.  Retention of as much historic fabric as possible is therefore a fundamental part of any good alteration or conversion, together with the use of appropriate materials and methods of repair.  It is not appropriate to sacrifice old work simply to accommodate the new”. 

Paragraph 185, Addition and Alteration, of the HEPPG states: ‘’the insertion of new elements such as doors and windows, (including dormers and roof lights to bring roof spaces into more intensive use) is quite likely to adversely affect the building’s significance’’.

Paragraph 178, Addition and Alteration, of the HEPPG states ‘..it would not normally be acceptable for new work to dominate the original asset or its setting in either scale, material or as a result of its siting’.

Paragraph 189, Addition and Alteration, of the HEPPG states: ‘’new services, both internal and external can have a considerable, and often cumulative, effect on the appearance of a building and can affect significance..’’.

Paragraph 181, Addition and Alteration, of the HEPPG states ‘‘when a building is adapted for new uses, its form as well as its external and internal features may impose constraints. Some degree of compromise in use may assist in retaining significance. For example, headroom may be restricted and daylight levels may be lower than usually expected’’.

Paragraph 78, Weighing up the proposals, of the HEPPG states ‘local authorities are advised to take into account the likely longevity of any public benefits claimed for a proposed scheme. Speculative, ill-conceived or short-term projects will not compare so favourably when considering an irreversible harm to the significance of a heritage asset’.

‘Guidance on Conservation Area Appraisals’ (English Heritage et al, February 2006) suggests that the character of a conservation area can be formed or affected by sounds, smells and local environmental conditions (paragraph 3.7). In ‘Listed Buildings, Conservation Areas and Monuments’ (2006, page 501-504) Mynors suggests that development proposals may affect the character of a conservation area even if they do not affect physical structures or change conservation area appearance. He notes Wansdyke DC v Secretary of State where the easing of Bath Conservation Area’s traffic congestion was held to be a material consideration in the determination of a planning application for a new sports centre (to replace an existing sports centre in Bath Conservation Area) elsewhere in the city.

The application form (Q19) identifies that there are now 4 full–time equivalent employees; it is suggested that the proposed development will result in 7 full–time equivalent employees.

The design and access statement identifies that the proposal includes ‘opening up the ground floor main area by removing walls to create an open internal environment to meet the needs of the new use’. The proposed first and second floor letting accommodation will necessitate ‘compliant means of escape provision and associated alterations to create a separate entrance’.

The heritage statement is very brief (despite officers emphasising the need for adequate information/explanation of the significance of fabric and the impact of works) and the comments of English Heritage are noted.

A Statement of Justification has been submitted. This does not include any evidence to suggest market redundancy of the existing use.

The proposals to the interior include:

(i) The creation of a new staircase from ground to second floor which is juxtaposed to and obscures the chimney stack/historic fire places at every floor (impact on plan form and loss of historic fabric);

(ii) Blocking of the last remaining section of original staircase (stick baluster and a feature of the building) from first to second floors (impact on plan form and loss of historic fabric);

(iii) The ground floor proposals would appear to result in the loss of historic and structural walls. Furthermore, the 1960 modifications to plan form (including staircase) would not appear to have significantly changed the original layout which is still recognisable (impact on plan form and loss of historic fabric);

(iv) The ground floor suspended ceilings will alter room proportions and obscure historic coving detail.

The proposals to the exterior include: 

(i) The drop-down of a ground floor window (impact upon the symmetrical, classically inspired façade; could the adjoining former doorway be re-used?).

In my opinion, the proposed loss of retail use will weaken the vitality and viability of this most important section of Clitheroe’s shopping centre. The loss of the pub will also be detrimental to the character and appearance of Clitheroe Conservation Area in respect to activities, sounds and smells associated with the historic Market Place. Furthermore, the loss of character is likely to be ongoing (expectation for both pub signage removal and new use signage; loss of uniform approach/management to such matters as curtain/blind treatment to windows) and paragraph 89 of the HEPPG (‘wear and tear and likely future changes’) would appear to be relevant.

I would concur with the concerns of English Heritage, The Victorian Society and Clitheroe Civic Society in respect to the harmful impacts upon the listed building and Clitheroe Conservation Area.
I am mindful of the anticipated increase in employment on the site. However, in my opinion this potential public benefit is not of such significance as to outweigh the negative impacts (including economic vitality/viability of the shopping centre) of the proposals. The proposals conflict with a number of considerations in the NPPF and in my opinion they do not represent sustainable development.

	RECOMMENDATION: That listed building consent and planning permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














