
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/EL

	Application No: 
	3/2012/0831/P

	Development Proposed:
	Installation of 2.5m x 1m balcony to second floor window on Lowergate aspect of 29 Moor Lane, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Parish /Town Council - No comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Lancashire County Council (Highways) – Notes the 6.1m clearance of the pavement (no overhanging of the carriageway). No objections.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.

NPPF.

HEPPG.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV19 - Listed Buildings (setting).

Policy G1 - Development Control.

Policy S1 - Shopping Policies - Clitheroe Centre.

Clitheroe Conservation Area Appraisal

SPG – Extensions and Alterations to Dwellings

	POLICY REASONS FOR REFUSAL:

	The balcony is unduly harmful to the character and appearance of Clitheroe Conservation Area and Clitheroe's Main Shopping Centre streetscene because the second floor projection obscures and dominates the building's interesting facade and is an incongruent, conspicuous, visually intrusive and alien architectural element. This is contrary to Policies ENV16 and G1(a) of the Ribble Valley Districtwide Local Plan and Ribble Valley Supplementary Planning Guidance 'Extensions and Alterations to Dwellings'.



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

	The application form identifies existing use of 29 Moor Lane to be ground floor and first floor  book shop, shop storage and therapy treatment room and second floor and attic residential. The site is within Clitheroe’s Main Shopping Centre (Policy S1 of the Local Plan).

29 Moor Lane and all buildings adjoining and facing are identified as Buildings of Townscape Merit, 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 building is shown with its present footprint on the 1886 Ordnance Survey. The 1848 Ordnance Survey shows a ‘Primitive Wesleyan Chapel’ (existing round-headed windows?) to the front of Moor Lane with walled enclosure to the rear in the present location of 27-29 Moor Lane. 

The adjoining ginnel provides glimpses of Clitheroe Castle Keep from Lowergate.

The Clitheroe Conservation Area Appraisal is relevant.

Pevsner in ‘The Buildings of England: North Lancashire’ (2000, page 104)  suggests “Clitheroe is a townscape pleasure. It has no putting-off buildings, it has changes of level, and it has streets with bends”.

Relevant History

No pre-application advice has been sought in respect to the development.

The submitted information refers to ‘in 2005 … the original stonework of the back wall was exposed and re-pointed’ and ‘in 2009 another window and the old flimsy back doors were replaced’. The latter, together with the majority of ground and first floor windows are Upvc. There is no record of these changes within the planning history.

3/1986/0279 – Erection of sign. Advertisement consent granted 3 July 1986.

6/2/865 – Use of empty premises for offices, reception, showroom and storage. Planning permission granted 8 December 1960.

6/2/861 – Change of use of premises from restaurant to offices. Planning permission granted 8 December 1960.

Legislation, policy and guidance

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 ENV16 of the Ribble Valley Districtwide Local Plan is a ‘saved policy’. It 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 at 4.7.8 states that ‘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;

(h) Materials used should be sympathetic to the character of the area’’.

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.

Paragraph 17 states “within the overarching roles that the planning system ought to play, a set of core land-use planning principles should underpin both plan-making and decision-taking. These 12 principles are that planning should: 

 … 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 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”;

 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 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 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 ... (and) … 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 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’.

‘Extensions and Alterations to Dwellings: Ribble Valley Borough Council supplementary planning guidance’ (adopted September 2000) is relevant.

Paragraph 185 of the Practice Guide 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 ..  New elements may be more acceptable if account is taken of the character of the building”.

Paragraph 152 of the Practice Guide states “Doors and windows are frequently key to the significance of the building.  Change is therefore advisable only where the original is beyond repair, it minimises the loss of historic fabric and matches the original in detail.  Secondary glazing is usually more appropriate than double glazing where the window itself is of significance”.

Paragraph 178 of the Practice Guide 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 179 of the Practice Guide states “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”.

The ‘Setting of Heritage Assets: English Heritage Guidance’ (EH, October 2011) states: 

“The numbers and proximity of heritage assets in urban areas means that setting is intimately linked to considerations of townscape and urban design” (2.2).

“the cumulative impact of incremental small-scale changes may have as great an effect on the setting of a heritage asset as a large-scale development” (4.5).

Submitted information

The heritage statement does not discuss the significance of the building (NPPF paragraph 128).

No information is submitted in respect to the impact of the proposal on the historic Fabric.

Conclusions

The building has:

Evidential value in its historic fabric and means of construction – this may have been 

prejudiced by the recent removal of render and replacement of windows/doors;

Historical value in its location on the medieval Lowergate, as part of the C19 expansion of 

Clitheroe (textiles) along Moor Lane and as a former place of worship (Primitive Wesleyan 

Chapel);

Aesthetic value in its harmonic C19 combination of Clitheroe vernacular (e.g. materials) and 

‘polite’ (e.g. vertically emphasised window openings) elements, site topography (slope 

between Lowergate and Moor Lane leading towards Clitheroe Castle), juxtaposition to a 

historic ginnel and contribution to the streetscene (e.g. interesting emerging views following 

twists and turns of Lowergate).
In my opinion, the balcony is an alien architectural element and is harmful to the character and appearance of Clitheroe Conservation Area. The second floor projection obscures and dominates the building’s interesting façade and is incongruent, conspicuous and visually intrusive within the streetscene.

I do not consider the proposal to represent any public benefit (NPPF paragraph 134).  I am conscious of the role of good design in ensuring the viability and vitality of town centres (NPPF paragraph 23).

The balcony will accentuate overlooking of adjoining uses (furniture shop; school) from the second floor window. However, mindful of the site’s town centre location and the results of the applicant’s neighbour consultation (no objections from the furniture store directly opposite) I consider this to be acceptable.  



	RECOMMENDATION: That planning permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














