
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: MB

	Application No: 
	3/2013/0432P

	Development Proposed:
	Proposed renovation of the existing shop front to include replacement canopy at Dil-Raj Restaurant 7-9 Parson Lane, Clitheroe.

	CONSULTATIONS: Parish/Town Council

	Town Council – No representations have been received. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (LCC Highways) – Objects and recommends refusal on the following grounds:

· Proposed canopy would be sited below 2.5m above the footway service that would be prejudicial to highway safety.

· The proposed canopy extends 875mm over the highway and this may result in the need for a licence in terms of S177 of the Highways Act.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

G1 – Development Control

ENV16 – Conservation Areas.

Ribble Valley Core Strategy (Regulation 22 Submission Draft)

DMG1 – General Considerations.

DME4 – Protecting Heritage Assets.

National Planning Policy Framework (NPPF)

Clitheroe Conservation Area Appraisal 

Clitheroe Conservation Area Management Guidance

	POLICY REASONS FOR REFUSAL:

	Contrary to Policies G1 and ENV16 of the Ribble Valley Districtwide Local Plan and Policies DMG1 and DME4 of the Ribble Valley Core Strategy 2008-2028 (Regulation 22 Submission Draft).

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

	Planning consent is sought for the renovation of the existing shop front to include replacement canopy at 7-9 Parson Lane, Clitheroe. The development site is located within the Clitheroe Conservation Area, within which the development has also been identified as a Building of Townscape Merit. The development site is located adjacent to the mini roundabout where Parson Lane meets Station Road.

The key considerations in determining this application are; the impact of development upon the character, setting and visual amenities of the Clitheroe Conservation Area and a Building of Townscape Merit, both designated heritage assets. 

The proposed alterations consist of the installation of a canopy that would run the full width of the front façade of the building. This would be set 2.1m above the ground and project 875mm from the front of the building. The existing rendered front is to be clad at ground floor level with flat polished tiling. In addition to this 5no gold polished up lights are also proposed along the front elevation. The existing entrance door is to be replaced with a polished aluminium door.

As discussed above the development site is located within the Clitheroe Conservation Area, within which 7-9 Parson Lane is designated as a Building of Townscape Merit. I am therefore mindful of Section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 and the desirability of preserving and enhancing the character and appearance of the Conservation Area.  Development that would not achieve this is considered to be unacceptable.

The location of the development site is within the historic core of Clitheroe as stated within the Clitheroe Conservation Area Appraisal; ‘The town of Clitheroe is situated on a triangle of land between the River Ribble to the west and the Mearley Brook to the east.  Up until the beginning of the 19th century, development was restricted to the historic core of the town and its immediate surroundings, laid out at the foot of Clitheroe Castle’.

The designation as a Building of Townscape Merit means that the development site is a designated heritage asset. NPPF gives weight to such designations and recognises that; ‘heritage assets are an irreplaceable resource’, and that they should be conserved; ‘in a manner appropriate to their significance.’

The designation of the Conservation Area and those designated heritage assets within it; by no means precludes development. However development must preserve or enhance the heritage assets. The Clitheroe Conservation Area Appraisal identifies the following aspects of the Conservation Area as weaknesses;

· Loss of architectural detail (original windows, doors etc);

· Insensitive alteration of historic buildings, including some modern shopfronts, spoiling the conservation area’s strong historic character and appearance

· Garish commercial signs and advertising;

· Twentieth century development that fails to preserve the historic character and appearance of the conservation area;

Shop fronts play a vital role in forming the general character, appearance and setting of the Conservation Area. Therefore if designed poorly they can have a pronounced impact upon the Conservation Area. The Conservation Area Management Guidance identifies the most common problems relating to shop fronts as:

· Bad proportions such as over-deep fascias

· Use of garish colours

· Use of plastic lettering

· Poor quality, modern lighting

And advocates the following, more traditional approaches to shop front design:

· New shop fronts should be built from timber and painted.

· The use of uPVC or other modern materials will be resisted.

With regard to the scheme under consideration in this application. The proposals utilise many of the materials and designs listed as being a common problem within the Conservation Area. 

The existing building consists of a rendered elevation, containing 3no. ground floor windows, 1no. ground floor entrance door and 2no.windows at first floor level. The existing shop front consists of a projecting fascia box measuring 8.3m x 1.1m projecting 400mm from the building. Within which 4no canopies are recessed over each ground floor opening, 7no.-overhanging lights light the existing signage. 

Whilst the existing shop frontage to some extent is perhaps ready for renewal; the general design of it is relatively simple, insofar as it acts a more passive feature of the shop front and does not readily obscure features and detailing of the host building; such as the rendered elevations, and relationship between the ground and first floor. 

In contrast the proposed scheme would introduce far more substantial features to the shop front. The introduction of a fixed projecting canopy across the full width of the building would create a far more pronounced visual break between the ground and first floor, visually disconnecting the two. It would also act to obscure the detailing and features at ground floor level. The use of polished tiles to clad the ground floor of the shop front would result in the more traditional rendered appearance, which is typical of the conservation area being lost; significantly and damagingly alerting the character of the building. The introduction of an aluminium polished entrance door would be a totally alien feature within the Conservation Area, where timber is a far more appropriate material. 

Therefore such works would appear incongruous and unsympathetic within the setting of the Conservation Area; neither preserving nor enhancing the character, setting and visual amenities of the Conservation Area. This will subsequently lead to harm being caused to, or loss of, designated heritage assets; contrary to the prevailing planning policies. The proposed design would significantly intensify the character and general appearance of the building frontage. A far more passive and unobtrusive design would be preferable; which is sympathetic to the character and significance of the host building and reflects the nature and significance of wider Conservation Area; utilising traditional features and materials. 

It should also be noted that an application for advertisement consent at the same premises (application reference: 3/2013/0094) was refused in March 2013; the scheme was considered to be an incongruous addition to the building which would significantly detract from the visual amenities of the streetscene, the character and setting of the host building and the character and significance of the Clitheroe Conservation Area. In view of the fact that the scheme under consideration in this application consists of the same features and proposals; to not refuse these proposals on the same grounds would be inconsistent with the previous decision.

In addition to which the County Surveyor has raised objections to the scheme on the grounds of Highway Safety. This is in relation to the height and projection of the proposed canopy over the public highway.   

Therefore to conclude; the proposed development would be unsympathetic and harmful to designated heritage assets; namely the Clitheroe Conservation Area and a designated Building of Townscape Merit. In addition to which the proposals would potentially give rise to conditions that would be prejudicial to highway safety. 

In view of the above I recommend that planning permission be refused.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 23 May 2013

















