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	Development Description:
	Listed building consent for proposed internal alterations and replacement windows to facilitate a change of use from Class E (Hairdressers) to 2 residential dwellings (C3).

	Site Address/Location:
	34 York Street Clitheroe BB7 2DL

		

	CONSULTATIONS: 
	Parish/Town Council

	Clitheroe Town Council have raised no objection to the proposal offering the following observations:

Clitheroe Town Council has no objections to this application but would like to stress that the works carried out should be sympathetic to the preservation of the conservation area and in accordance with the townscape.


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The Local Highways Authority have raised no objection to the proposal offering the following observations:

The submitted documents and plans have been reviewed and the following comments are made.  There is no objection to the proposed change of use as it is less usage than the existing class use.  As the proposal is near CRGS 6th Form, the timing of the works, to avoid school drop-off and collection, is crucial to maintain safety and to minimise disruption to the highway network. 
 
The following condition is requested should the application be approved.

No development shall take place, including any works of demolition, until a construction method statement has been submitted to and approved in writing by the Local Planning Authority. The approved statement shall be adhered to throughout the construction period. It shall provide for: 

1) The parking of vehicles of site operatives and visitors 
2) The loading and unloading of plant and materials 
3) The storage of plant and materials used in constructing the development 
4) The erection and maintenance of security hoarding 
5) Wheel washing facilities 
6) Measures to control the emission of dust and dirt during construction
7) A scheme for recycling/disposing of waste resulting from demolition and construction works
8) Details of working hours
9) Routing of delivery vehicles to/from site


	CONSULTATIONS: 
	Additional Representations.

	
One letter of representation has been received offering the following observations:

· Concerns in respect of the methodology and application(s) of internal works that may compromise the fabric of neighbouring properties and the fabric of the existing building


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement EN4:	Biodiversity and Geodiversity
Key Statement EN5:	Heritage Assets
Key Statement EC1:	Business and Employment Development
Key Statement EC2:	Development of Retail, Shops and Community Facilities
Key Statement DMI2:	Transport Considerations

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
Policy DME2:	Landscape & Townscape Protection
Policy DME3:	Site and Species Protection and Conservation
Policy DME4:	Protecting Heritage Assets
Policy DME5:	Renewable Energy
Policy DMB1:	Supporting Business Growth and the Local Economy

Planning (Listed Buildings and Conservation Areas) Act
National Planning Policy Framework (NPPF)


	Relevant Planning History:

No recent planning history directly relevant to the determination of the application.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a building which forms part of a group Grade II Listed Buildings (34-38 York Street - List Entry 1164450).  The building is also located within the designated Clitheroe Conservation Area, being within the defined settlement limits of Clitheroe located to the east of and outside of the defined ‘Main Centre Boundary’.

The area is largely residential in character save that for The Grand Theatre located to the south-west of the application site and a small number of various commercial uses both within and located outside of the fringe/extents of the defined Main Centre Boundary.


	Proposed Development for which consent is sought:

The application seeks listed building consent for proposed internal alterations and replacement windows to facilitate a change of use from Class E (Hairdressers) to 2 residential dwellings (C3).

The submitted details propose that ‘apartment 1’ will be a one-bedroomed apartment accommodated over ground-floor and ‘lower-ground’ floors, with the living room being accommodated at ground floor and the bedroom, shower/toilet and kitchen/dining area being within the basement (lower-ground floor).

‘Apartment 02’ will be accessed via a shared lobby at ground floor with the kitchen and living area being accommodated within the first floor and the bedroom, shower/toilet being accommodated within the second floor of the building.

The submitted details further summarise the extent(s) of the works to be undertaken as follows:

· Replacement windows and doors
· Upgrading the fire resistance of the structure
· Upgrading the thermal insulation of the building
· Provision of acoustic insulation to floors
· Provision of mechanical ventilation
· Installation of tanking to basement to prevent groundwater ingress
· Reconfiguration of the ground/first floor access stair
· Installation of new kitchens, sanitary fittings, wiring circuits, including fire detection and warning systems
· Installation of new electrical heating system
· External ‘decoration’ of the premises


	Impact upon Listed Building(s) and Setting:

The application relates to a building which forms part of a group Grade II Listed Buildings (34-38 York Street - List Entry 1164450), with the listing reading as follows:

‘YORK STREET 1. 5295 (South-East Side) Nos 34 to 38 (even) SD 7442 2/21 II 2. C18 or early C19. 3 storeys, stuccoed. Moulded stone eaves cornice. Rusticated quoins. 3 windows to each storey, stone surrounds, 1 with glazing bars. Each has door with rectangular fanlight, cornice and stone architrave. 2 doors of 6 fielded panels and 1 of 3 panels to No 38. 2 ground floor windows and modern and C19 shop window to No 38.’

The building is also adjacent, within close proximity to and within the setting of a number of Grade II Listed Designated Heritage Assets as follows:

· The Grand Cinema (List Entry: 1381005)
· 11-23 York Street (List Entry: 1072325)
· Clitheroe Royal Grammar School (List Entry: 1072326)

As such, in assessing the proposal, regard must be given to the statutory duties imposed on the authority in respect of the preservation and enhancement of such assets.  In this respect, at a local level, Key Statement EN5 and Policy DME4 are primarily, but not solely, engaged for the purposes of assessing likely impacts upon designated heritage assets resultant from the proposed development.

Key Statement EN5:

In this respect Key Statement EN5 states that:

There will be a presumption in favour of the conservation and enhancement of the significance of heritage assets and their settings. The Historic Environment and its Heritage Assets and their settings will be conserved and enhanced in a manner appropriate to their significance for their heritage value; their important contribution to local character, distinctiveness and sense of place; and to wider social, cultural and environmental benefits.

This will be achieved through:

· Recognising that the best way of ensuring the long term protection of heritage assets is to ensure a viable use that optimises opportunities for sustaining and enhancing its significance.
· Keeping Conservation Area Appraisals under review to ensure that any development proposals respect and safeguard the character, appearance and significance of the area.
· Considering any development proposals which may impact on a heritage asset or their setting through seeking benefits that conserve and enhance their significance and avoids any substantial harm to the heritage asset.
· Requiring all development proposals to make a positive contribution to local distinctiveness/sense of place.
· The consideration of Article 4 Directions to restrict permitted development rights where the exercise of such rights would harm the historic environment.

Policy DME4:

With Policy DME4 stating, in respect of development within conservation areas or those affecting the listed buildings or their setting, that development will be assessed on the following basis:

1: CONSERVATION AREAS

Proposals within, or affecting views into and out of, or affecting the setting of a conservation area will be required to conserve and where appropriate enhance its character and appearance and those elements which contribute towards its significance.  This should include considerations as to whether it conserves and enhances the special architectural and historic character of the area as set out in the relevant conservation area appraisal. development which makes a positive contribution and conserves and enhances the character, appearance and significance of the area in terms of its location, scale, size, design and materials and existing buildings, structures, trees and open spaces will be supported.

In the conservation areas there will be a presumption in favour of the conservation and enhancement of elements that make a positive contribution to the character or appearance of the conservation area.

2: LISTED BUILDINGS AND OTHER BUILDINGS OF SIGNIFICANT HERITAGE INTEREST

Alterations or extensions to listed buildings or buildings of local heritage interest, or development proposals on sites within their setting which cause harm to the significance of the heritage asset will not be supported.  Any proposals involving the demolition or loss of important historic fabric from listed buildings will be refused unless it can be demonstrated that exceptional circumstances exist.

Policy DMG1:

Policy DMG1 is also engaged in concert with Key Statement EN5 and Policy DME4 insofar that the policy sets out general Development Management considerations, with the policy having a number of inherent criterion that are relevant to the assessment of the current proposal, which state:

In determining planning applications, all development must:

DESIGN

1. Be of a high standard of building design which considers the 8 building in context principles (from the CABE/English Heritage building on context toolkit.
2. Be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials.
3. Consider the density, layout and relationship between buildings, which is of major importance. particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities.

AMENITY

1. Not adversely affect the amenities of the surrounding area.

ENVIRONMENT

3. All development must protect and enhance heritage assets and their settings.

Planning (Listed Building and Conservation Areas) Act 1990:

Given the proposal relates to a Grade II Designated Heritage Asset, special regard must also be given to the statutory duties imposed on the authority, pursuant to national legislation, particularly in respect of the preservation and enhancement of such assets.  

The principle statutory duty under the Planning (Listed Building and Conservation Areas) Act 1990 (as amended by s.58B (1) of Levelling-up and Regeneration Act 2023) is to preserve or enhance the special character of heritage assets, including their setting.  As such, in determining applications that affect designated heritage assets, the authority must consider the duties contained within the principle Act which states the following;

Listed Buildings – Section 66(1) (as amended by s.58B of Levelling-up and Regeneration Act 2023): 
In considering whether to grant planning permission for development which affects a listed building or its setting, the local planning authority shall have special regard to the desirability of preserving or enhancing the building or its setting.  Under s.58B (2) this includes preserving or enhancing any feature, quality or characteristic of the asset or setting that contributes to the significance of the asset.

Listed buildings - Section 16 (2) (as amended by s.58B of Levelling-up and Regeneration Act 2023):
In considering whether to grant listed building consent for any works to a listed building the local planning authority shall have special regard to the desirability of preserving or enhancing the building.  Under s.58B (2) this includes preserving or enhancing any feature, quality or characteristic of the asset or setting that contributes to the significance of the asset.

National Planning Policy Framework (December 2023):

The National planning Policy Framework (NPPF) sets out further duties in respect of determining proposals that affect heritage assets stating that ‘in determining applications, local planning authorities should require an applicant to describe the significance of any heritage assets affected, including any contribution made by their setting. The level of detail should be proportionate to the assets’ importance and no more than is sufficient to understand the potential impact of the proposal on their significance. As a minimum the relevant historic environment record should have been consulted and the heritage assets assessed using appropriate expertise where necessary. Where a site on which development is proposed includes, or has the potential to include, heritage assets with archaeological interest, local planning authorities should require developers to submit an appropriate desk-based assessment and, where necessary, a field evaluation’.

The Framework sets out further duties in respect of considering potential impacts upon designated heritage assets with Paragraphs 205 – 214 reading as follows:

Considering Potential Impacts:

205:
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 (and the more important the asset, the greater the weight should be). This is irrespective of whether any potential harm amounts to substantial harm, total loss or less than substantial harm to its significance. 

206:
Any harm to, or loss of, the significance of a designated heritage asset (from its alteration or destruction, or from development within its setting), should require clear and convincing justification. Substantial harm to or loss of: 

a) grade II listed buildings, or grade II registered parks or gardens, should be exceptional; 
b) assets of the highest significance, notably scheduled monuments, protected wreck sites, registered battlefields, grade I and II* listed buildings, grade I and II* registered parks and gardens, and World Heritage Sites, should be wholly exceptional. 

207:
Where a proposed development will lead to substantial harm to (or total loss of significance of) a designated heritage asset, local planning authorities should refuse consent, unless it can be demonstrated that the substantial harm or total loss is necessary to achieve substantial public benefits that outweigh that harm or loss, or all of the following apply: 

a) the nature of the heritage asset prevents all reasonable uses of the site; and 
b) no viable use of the heritage asset itself can be found in the medium term through appropriate marketing that will enable its conservation; and 
c) conservation by grant-funding or some form of not for profit, charitable or public ownership is demonstrably not possible; and 
d) the harm or loss is outweighed by the benefit of bringing the site back into use. 

208:
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, where appropriate, securing its optimum viable use. 

209:
The effect of an application on the significance of a non-designated heritage asset should be taken into account in determining the application. In weighing applications that directly or indirectly affect non-designated heritage assets, a balanced judgement will be required having regard 

210:
Local planning authorities should not permit the loss of the whole or part of a heritage asset without taking all reasonable steps to ensure the new development will proceed after the loss has occurred. 

211:
Local planning authorities should require developers to record and advance understanding of the significance of any heritage assets to be lost (wholly or in part) in a manner proportionate to their importance and the impact, and to make this evidence (and any archive generated) publicly accessible. However, the ability to record evidence of our past should not be a factor in deciding whether such loss should be permitted. 

212:
Local planning authorities should look for opportunities for new development within Conservation Areas and World Heritage Sites, and within the setting of heritage assets, to enhance or better reveal their significance. Proposals that preserve those elements of the setting that make a positive contribution to the asset (or which better reveal its significance) should be treated favourably. 

213:
Not all elements of a Conservation Area or World Heritage Site 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 207 or less than substantial harm under paragraph 208, 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.

Assessment of Impacts:

In respect of the above matters, the submitted details summarise the extent(s) of the works to be undertaken to the building as follows:

· Replacement windows and doors
· Upgrading the fire resistance of the structure
· Upgrading the thermal insulation of the building
· Provision of acoustic insulation to floors
· Provision of mechanical ventilation
· Installation of tanking to basement to prevent groundwater ingress
· Reconfiguration of the ground/first floor access stair
· Installation of new kitchens, sanitary fittings, wiring circuits, including fire detection and warning systems
· Installation of new electrical heating system
· External ‘decoration’ of the premises


Internal works:

In respect of the above matters, the submitted Heritage, Design and Construction Method Statement identifies that the internal fabric of the building has been extensively renovated with a number of later additions/alterations having been undertaken which may have resulted in the removal of original building fabric.  In these respects the statement reads as follows:

The lower ground floor occupies the original footprint of no. 34. There are 2no open plan rooms with a central timber stair to ground floor level. The rear room has a passageway egress to the original yard of the property, located behind no. 38. This appears to be the original rear access to the building. The floor is solid, with an asphalt finish visible in the front section. 

There is a vinyl laminate finish to the rear section. The outer walls to the front section are finished with a dense sand cement render tanking. The walls in the rear section are dry lined with lightweight plaster finished plasterboard. 

The existing lath and plaster ceilings to the front section have fibre cement tiles adhered to the underside. The ceiling to the rear section is lightweight plaster finished plasterboard. The electrical consumer units and fuse boards are located on the central wall in the front section. The pavement light opening to the front section has been built up internally. There is extensive dampness on the outer walls in the front
section. 

This is likely to be external water penetration, as this section of the building is below external ground level. The building has been unoccupied for some time and there is no forced ventilation to the front section which is exacerbating the dampness on the walls. Visual inspection of the condition of the exposed floor joists and lath and plaster ceiling finishes above the front section suggests that these components are replacements to the originals. The presence of regularised squared section beams at mid-span in both front and rear sections provides further evidence that the original ground floor timbers have been replaced.

The ground floor is open plan to the front section of the building. The walls have smooth, flat plastered finishes. The ceiling is plasterboard with a smooth flat plaster finish. The floor has a vinyl sheet finish. There is a modern, open riser, timber staircase, with full height, vertical metal balusters providing access to the first floor. This is clearly a later addition.

The first floor is open plan, in a similar design to the ground floor. The walls have smooth, flat plastered finishes. The ceiling is plasterboard with a smooth flat plaster finish. The floor has a vinyl sheet finish. There is a small W.C. cubicle located in the rear corner on the gable wall with a modern low level cistern and pan. There is an enclosed staircase on the rear wall providing access to the second floor. The staircase to the second floor is dated, but not original. The partition wall to the stairwell is a simple timber frame with vertical timber boards on the staircase side, and a plasterboard finish to the room.

The second floor is divided into a small room to the front of the building, a staircase and landing, and a W.C. cubicle located in the rear corner on the gable wall. The access hatch to the roof void is located in the W.C. cubicle. The partition walls are basic timber frames with vertical timber board finish. In the W.C. the pan has been removed, but the high level, lead lined timber cistern is still in-situ, complete with lead supply and flush pipes. 

The wash basin is still in-situ,but has clearly not been used for a considerable time. Although dated these sanitary fittings are not original. The manufacturers’ trade name ‘Alzado’ on the basin dates the fittings at 1900 – 1910. The second floor level still retains old plaster wall finishes and a lath and plaster ceiling. The plaster wall finish to the party wall has some minor cracking, but is sound and still adhered to the wall fully. This is minor surface movement probably caused by residual heat transfer from the chimney flue. There are some damp areas to the front wall at the gable end, most likely caused by a cracked lead lining to the gutter above. The window to the front elevation is a replacement timber casement type.

The roof void is un-insulated. The rafters and purlins are regular, squared sections of timber. The roof covering has been re-laid relatively recently and has a grey, reinforced p.v.c. sarking felt over the rafters. The sarking material suggests this work was carried out in the late 1980’s. The gable and party walls in the roof void are random limestone with a rough, slobbered lime mortar finish. The is a timber stud wall in line with the ridge beam, which provides fire separation to the adjoining property, although there is no fire boarding on the frame in no. 34.

In respect of the proposed internal works, no specific details have been provided in respect of the upgrading the fire resistance of the structure, the upgrading the thermal insulation of the building nor the installation of tanking to basement to prevent groundwater ingress.

However, in respect of the latter, the applicant has stated that the basement has an asphalt finish, and the walls have a sand cement render finish. Matters which were noted during the physical conditions survey inspection undertaken, with the permanent damage to the fabric of the building in the cellar already being present.  The authority recognises that the introduction of tanking, upgrading of thermal insulation/fireproofing may give rise to works affecting the limited original internal fabric of the building that remains, however such works are likely to be easily remediated, or that the benefits of such works outweigh any such harm.  In this respect, and to ensure the fabric and long-term integrity of the fabric of the building is protected, condition(s) will be imposed requiring a detailed methodology and detailed schedule of works for the associated internal work to the property. 

A small number of internal stud walls are proposed to delineate the configuration of apartments and create separation between circulation-cores.  It is noted that these will result in the compartmentalisation of the current plan-form of the buildings, which will result in a less-than substantial (low level)  degree of measurable harm to its significance as a designated heritage asset.

External Works:

The works to the external fabric of the building are limited to that as follows:

· Replacement of existing windows to that of painted timber
· Raising of ‘cill’ on ground floor window (side elevation)
· Replacement of ‘entrance door’ (front elevation)
· External fabric of the building to be painted with white coloured ‘masonry paint’

No precise details have been provided in respect of the proposed replacement windows/doors with the elevational drawings showing that the windows will be of a ‘sliding sash’ configuration being of a composite timber construction.  The general appearance and configuration of the fenestrational elements, and door are considered appropriate to the character and appearance of the building.  However, taking account of the lack of detailed information in respect of these elements, and given the building is a Grade II Designated Heritage Asset, conditions(s) will be imposed requiring the submission of sectional drawings of the profile(s) of the doors/windows along with joinery details (where appropriate).

In relation to the external finishes of the building, in order to ensure the proposed external ‘masonry paint’ and associated preparation works (or removal of existing paint where relevant) respects and protects the long-term integrity of the external fabric of the building, it is considered appropriate to impose a condition in respect of such matters.  In this respect the authority considers that such a condition will require that prior to the commencement of development, a detailed methodology for the cleaning or preparation of existing building facade, including details of the proposed external paint’ (including colour) shall have been submitted to and agreed in writing by the Local Planning Authority.  

The submitted details further propose the removal of a side entry door that serves the ground floor of the property (Albion Street elevation), with the door currently sitting significantly above the associated adjacent ground-level.  In this respect it is proposed that the lower portion of the door will be infilled to allow for the upper portion of the door opening to accommodate a small side-window.  

Whilst the proposed works will result in the partial alteration of what may be considered as being an ‘original opening’, the extents of the alterations do not diminish from the overall character nor appearance of the building, particularly given the works are solely related to that of works upon a secondary elevation.

In taking account of the above, the Local planning Authority considers that the proposed works will result in a low level of measurable harm to the significance of the Grade II designated Heritage Asset.  With the benefits associated with the proposed development being that of the bringing forward two residential planning units and the associated increased level of custodianship for the asset and its long-term maintenance and enhancement/protection.

As such, taking account of the above matters, it is not considered that the proposed development raises any significant direct conflict(s) with Key Statement EN5 or Policies DMG1 or DME4 of the Ribble valley Core Strategy, nor any significant measurable conflicts with the aims and objectives of the Planning (Listed Building and Conservation Areas) Act 1990 nor Paragraphs 205 - 214 of the National Planning Policy Framework. 


	Impact upon Character/appearance of Conservations Area:

The application site lies within the designated Clitheroe Conservation Area.  As such, in assessing the proposal, regard must be given to the statutory duties imposed on the authority in respect of the preservation and enhancement of such assets.  In this respect, at a local level, Key Statement EN5 and Policy DME4 are primarily, but not solely, engaged for the purposes of assessing likely impacts upon designated heritage assets resultant from proposed development(s).

In this respect Key Statement EN5 states that:

There will be a presumption in favour of the conservation and enhancement of the significance of heritage assets and their settings. The Historic Environment and its Heritage Assets and their settings will be conserved and enhanced in a manner appropriate to their significance for their heritage value; their important contribution to local character, distinctiveness and sense of place; and to wider social, cultural and environmental benefits.

This will be achieved through:

· Recognising that the best way of ensuring the long term protection of heritage assets is to ensure a viable use that optimises opportunities for sustaining and enhancing its significance.
· Keeping Conservation Area Appraisals under review to ensure that any development proposals respect and safeguard the character, appearance and significance of the area.
· Considering any development proposals which may impact on a heritage asset or their setting through seeking benefits that conserve and enhance their significance and avoids any substantial harm to the heritage asset.
· Requiring all development proposals to make a positive contribution to local distinctiveness/sense of place.
· The consideration of Article 4 Directions to restrict permitted development rights where the exercise of such rights would harm the historic environment.

With Policy DME4 stating, in respect of development within conservation areas or those affecting the listed buildings or their setting, that development will be assessed on the following basis:

1: CONSERVATION AREAS

Proposals within, or affecting views into and out of, or affecting the setting of a conservation area will be required to conserve and where appropriate enhance its character and appearance and those elements which contribute towards its significance.  This should include considerations as to whether it conserves and enhances the special architectural and historic character of the area as set out in the relevant conservation area appraisal. development which makes a positive contribution and conserves and enhances the character, appearance and significance of the area in terms of its location, scale, size, design and materials and existing buildings, structures, trees and open spaces will be supported.

In the conservation areas there will be a presumption in favour of the conservation and enhancement of elements that make a positive contribution to the character or appearance of the conservation area.

2: LISTED BUILDINGS AND OTHER BUILDINGS OF SIGNIFICANT HERITAGE INTEREST

Alterations or extensions to listed buildings or buildings of local heritage interest, or development proposals on sites within their setting which cause harm to the significance of the heritage asset will not be supported.  Any proposals involving the demolition or loss of important historic fabric from listed buildings will be refused unless it can be demonstrated that exceptional circumstances exist.

Policy DMG1 is also engaged in concert with Key Statement EN5 and Policy DME4 insofar that the policy sets out general Development Management considerations, with the policy having a number of inherent criterion that are relevant to the assessment of the current proposal, which state:

In determining planning applications, all development must:

DESIGN

4. Be of a high standard of building design which considers the 8 building in context principles (from the CABE/English Heritage building on context toolkit.
5. Be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials.
6. Consider the density, layout and relationship between buildings, which is of major importance. particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities.

AMENITY

2. Not adversely affect the amenities of the surrounding area.

ENVIRONMENT

4. All development must protect and enhance heritage assets and their settings.

The submitted details do not propose any significant external physical works to the fabric of the building save that for the following:

· Replacement of existing windows to that of painted timber
· Raising of ‘cill’ on ground floor window (side elevation)
· Replacement of ‘entrance door’ (front elevation)
· External fabric of the building to be painted with white coloured ‘masonry paint’

Taking account of the limited spectrum of works to the external fabric of the building, and subject to appropriate details in relation to replacement windows/doors and external paint finishes, which will be required to be submitted via the imposition of planning conditions(s).  It is not considered that the proposed works will have any measurable detrimental impact(s) upon the character nor visual amenities of the designated Clitheroe Conservation Area or the immediate area.

As such, taking account of the above matters, it is not considered that the proposed development raises any significant direct conflict(s) with Key Statement EN5 or Policies DMG1 or DME4 of the Ribble valley Core Strategy, nor any significant measurable conflicts with the aims and objectives of the Planning (Listed Building and Conservation Areas) Act 1990 nor Paragraphs 205 - 214 of the National Planning Policy Framework. Particularly In respect of measurable adverse impacts upon the character or visual amenities of the designated Clitheroe Conservation Area.


	Landscape/Ecology:

The proposal involves the configuration of the internal layout of the property to accommodate two residential apartments, with no alterations proposed to the external fabric of the building nor any works to the internal roof void.  As such the proposal does not necessitate the need for the submission of a protected species survey (bats) nor is it considered that the proposed development will result in any adverse impacts upon ecology, habitat, protected species or species of conservation concern.

As such and taking account of the above, the proposal does not raise any significant measurable conflict(s) with Policies DME1, DME2 nor DME3 of the Ribble Valley Core Strategy which seek to protect against adverse impacts upon habitat, biodiversity, ecology or protected species and species of conservation concern.


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	

	That listed building consent be granted subject to the imposition of conditions.
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