Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SK

	Application No: 
	3/2013/0277

	Development Proposed:
	Proposed replacement windows, timber pilasters at 13 Moor Lane, Clitheroe, BB7 1BE

	CONSULTATIONS: Parish/Town Council

	No Response



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations

	N/A



	RELEVANT POLICIES:

	Town and Country Planning (Listed Buildings and Conservation Areas) Act 1990.
Ribble Valley Districtwide Local Plan:

Policy G1 - Development Control.

Policy ENV16 – Development within Conservation Areas.

Ribble Valley Core Strategy (Regulation 22 Submission Draft):

Policy DMG1 – General Considerations

Policy EN2 – Landscape & Townscape Protection

Policy DME2 – Landscape & Townscape Protection
Policy EN5 – Protecting Heritage Assets

Policy DME4 – Protecting Heritage Assets


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

	Consent is sought for the replacement of the existing first floor and dormer window including the removal of the existing pilasters and their replacement with a similar design at 13 Moor Lane Clitheroe.

The property is a 2.5 storey 19th century mid-terrace building located within the identified Clitheroe Conservation Area and has been designated as a building of townscape merit. The ground floor of the application property is currently in retail use with an apartment occupying the first floor and second floor.  

The property is located in the northern extents of the Moor Lane brow located within an area that is largely dominated by a mixture of A1 and A3 premises forming part of Clitheroes main retail core.  The application property is afforded a high level of visual dominance given the height of the property in relation to the adjoin buildings.

In assessing the acceptability of the proposal I am therefore mindful of the potential impact upon the Clitheroe Conservation Area and the Town and Country Planning (Listed Buildings and Conservation Areas) Act 1990.
The property is of a stone faced construction with a timber shop frontage at ground floor, timber framed windows with stone surround detailing at first floor and a centrally located dormer addition with a timber fretwork gable detail and decorative fascia boarding, the dormer is currently timber framed with lead faced cheeks.

Amended plans have been received omitting the use of UPVC windows in-lieu of windows of a timber frame sash construction.  I am mindful that limited detail has been submitted in relation to the exact profile and depth of the window frames proposed and therefore will request further detailed sections be submitted through planning condition.

The intention at ground floor is to remove the existing shop frontage which has been installed over original features which have degraded over time and to replace the original features on a like for like basis.  I am mindful that limited detail has been submitted in relation to the exact profile and depth of the pilasters and the profile of the proposed console/corbel and fascia and therefore will request further detailed sections be submitted through planning condition.

It is the applicants intention to replace the ornamental fascia boarding and fretwork to the dormer located on the front elevation, whilst in principle this is deemed acceptable, in the interests of maintaining and enhancing the character of the Clitheroe Conservation Area, further detailed elevations/sections of this element will be requested through planning condition to ensure where possible the feature is retained or replaced on a like for like basis.

I am of the opinion that the intended works will result in the re-introduction of original features that have suffered from an element of neglect and the removal of unsympathetic additions such as the current shop frontage.  

To ensure the character of the Conservation Area is not further undermined I am satisfied that a number of detailed issues can be resolved through planning condition that will ensure all works carried out will be sympathetic to the inherent character of the area and aid in enhancing the Clitheroe Conservation Area as a whole.

I am therefore of the opinion that the proposal has no significant detrimental impact on nearby residential amenity, nor would it have a significant visual impact on the building or adverse affect upon the setting of the Conservation Area.

As such, it is for the above reasons that I recommend accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, nor would it have a significant visual impact on the building or adverse affect upon the setting of the Conservation Area.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 11/04/2013














