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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed internal alterations, repairs and replacement shop front.

	Site Address/Location:
	26 Castle Street and Units 1A and 1B Swan Courtyard Castle Street Clitheroe BB7 2BX.

		

	CONSULTATIONS: 
	Parish/Town Council

	No representations received in respect of the application.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A:
	

	N/A

	No comments. 

	CONSULTATIONS: 
	Additional Representations.

	No representations received in respect of the proposal.

	

	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 DMI2:	Transport Considerations

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
Policy DME2:	Landscape & Townscape Protection
Policy DME4:	Protecting Heritage Assets

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 Grade II Listed Building’, 26 Castle Street’ Clitheroe (List Entry: 1362211), with the application also relating to works proposed at units 1A and 1B Swan Courtyard. The buildings to which the application relates are also located within the designated Clitheroe Conservation Area, being within the defined settlement limits of Clitheroe, with number 26 Castle Street also forming part of the ‘Principal Shopping Frontage’ within the ‘Main Centre Boundary’ of the settlement. 


	Proposed Development for which consent is sought:

The application seeks consent for internal alterations, repairs (internal and external) to units 1 A and 1B Swan Courtyard with a replacement shopfront also being proposed to be installed in respect of number 26 Castle Street.

The submitted details state that the schedule of repairs/works to be undertaken are as follows:

Chimney Stacks:

01. Undertake full dismantling of the brick-built chimney stack and undertake like for like rebuilding in lime mortar using existing masonry.  Lead flashings to be renewed. All defective bricks to be replaced like for like. Chimney pots to be retained and reused

02. Remove moss to the top of the stone chimney stack and rake out all defective /degraded areas of mortar and repoint using lime mortar. Chimney pots to be re-bed and flaunching renewed. Leadwork and surrounding roof coverings to be closely inspected / investigated followed by any subsequent repair / replacement necessary. Investigations should also be undertaken to rule out any other potential causes of dampness at this location i.e. hygroscopic salts present to the chimney breasts and adjacent walling

Roof Structures and Coverings:

01. Undertake full re-roofing of the north westernmost roof as well as the northwest slope of the south east roof with new slates to match the existing slate roof coverings to the rear of the building, with new underlay and abutment leadwork. This will also provide the opportunity to undertake close assessment of the timber roof structure and allow for the replacement of decayed timbers.

02. The ridge tiles to the roofs of the building should be removed, cleaned down, re-bed and repointed using lime mortar.

03. The valley gutter should be cleaned out of all debris and repairs undertaken to address issues of water ingress as the valley location.

04. Undertake isolated slate repairs / replacements to the southeast roof slope of the south easternmost roof as well as the southwest roof slope, adjacent to No.24 Castle Street.

05. Undertake a closer assessment of ends of damp and decayed ridge and purlins to the north westernmost roof to confirm the integrity of the timber. Timbers to be repaired / replaced if required.

06. Undertake Closer inspection of timber strut and fixings to the southeast roof slope of the north westernmost roof to confirm adequacy.

07. Install additional vents to the roof void of the northwestern most roof to improve current ventilation of the roof void.

08. Remove existing old mineral wool insulation from the north westernmost roof void and install new mineral wool insulation at ceiling level throughout the roofs of the building in accordance with current building regulations.

09. Existing compartmentation / fire separation between the roof spaces in addition to the intermediate floor between ground and first floor of the building and adjoining properties should be reviewed and upgraded in accordance with current building regulations. Allow for Gyproc Fireline board to achieve minimum 60 mins fire resistance to existing ground floor ceilings throughout. Any internal partitions within roof void to be lined with Gyproc Fireline board to achieve minimum 60 mins fire resistance.

Rainwater Goods:

01. All guttering and gullies should be cleaned out of all debris and plant matter and the falls of the gutters tested for any standing water and water leakage.

02. The existing guttering and downpipes are to be overhauled to replace / repair defective elements of the rainwater goods, remove corrosion and degraded paint finishes. All joints to the downpipes and guttering are to be cleaned down, primed and sealed to ensure a watertight seal. Rainwater goods to be repainted black and refixed back to walling substrate using existing bracketry. Falls to be tested again on completion.

03. The existing wall signage to the easternmost corner of the building should be removed and the arrangement and condition of the existing rainwater goods behind should be investigated and confirmed followed by repairs to prevent leakage. The arrangement of the downpipes should be simplified where possible and the leadwork to the top of the signage renewed and properly sealed around downpipe locations should the pipe penetration though the top of the signage be unavoidable - this should be investigated.

External Works:

01. The existing wall signage to the easternmost corner of the building should be removed and the arrangement and condition of the existing rainwater goods behind should be investigated and confirmed followed by repairs to prevent leakage. The arrangement of the downpipes should be simplified where possible and the leadwork to the top of the signage renewed and properly sealed around downpipe locations should the pipe penetration though the top of the signage be unavoidable - this should be investigated. Provide temporary support to the ground floor openings and assess the lintels to confirm if they can be repaired or require replacement. Wall cracking above to be stitched, grouted and pointed. Paint finish to be removed from stone column.

02. The northeast elevation should be cleaned down in fill to remove all perished paint finishes and degraded render finishes. Wall cracking to be stitched, grouted and pointed. Wall to be finished with new lime render or whitewash.

03. The render finish to the first floor of the northwest elevation should be made good around the shop signage location.

04. The shop awning to the front northwest elevation to be removed.

05. External shop frontage to the north elevation to be replaced.

06. External shop signage to the northeast and southeast elevation to be replaced.

07. Paint finishes to window heads, cills and jambs to be removed.

08. Perished mortar to the side walls of the basement steps to be raked out and repointed in lime mortar.

09. Repaint the bottom of the timber cladding to the external doorway leading to the first-floor shop unit.

Internal Walls:

01. Make good damaged internal wall finishes throughout the ground floor retail space.

02. Remove any gypsum-based plaster to external stone walls and renew using lime plaster.

03. Further investigations recommended to confirm cause of wall dampness to the chimney breasts below the stone-built chimney stack to the first-floor shop unit. Chimney and roofing above to be inspected and repaired / made good where required. Internal finishes to be made good.

04. Undertake repairs to brick-built chimney stack and roofing as before and make good internal wall finishes around chimney breast location

05. Undertake investigations to confirm that the replacement downpipe has rectified the previous issue of leakage causing internal dampness to the first-floor northwest unit. The internal wall and ceiling plaster to the affected areas should be removed to allow the substrates to dry. Internal finishes to be made good following the drying out of the wall.

06. Undertake further investigations to the staining of the first-floor stairwell and make good internal finishes if required.

07. New opening to be formed in existing wall - nom. 2.8m wide. Steel UB's to be installed to structural engineer's design and details and lined with Gyproc Fireline board to achieve minimum 60 mins fire resistance. Exposed walls to be made good

08. Removal of existing ground floor wall partitions, any exposed walls to be made good.

Floors:

01. Further assessment of the floor structures to all floors of the building (suspended timber and solid floors) should be undertaken, following the lifting of floor finishes and floorboards in order to inspect for any underlying defects to floor voids and structures.

02. Repair / make good, loose timber floor panel to the ground floor WC.

03. Further investigations are recommended to confirm the integrity of the beam end bearing above the basement partition and repairs undertaken if required.


Ceilings:

01. Make good damaged ceiling finishes to the ground floor units of the newsagents.

02. Clean down and undertake repairs to the existing light well structure within the basement.

03. Make good hole to first floor WC.

04. Further investigations recommended to confirm cause of wall dampness to the chimney breasts below the stone-built chimney stack to the first-floor shop unit. Chimney and roofing above to be inspected and repaired / made good where required. Internal finishes to be made good.

05. Undertake repairs to brick-built chimney stack and roof coverings to both areas of roofing as before and make good affected internal ceiling finishes.

06. Undertake investigations to confirm that the replacement downpipe has rectified the previous issue of leakage causing internal dampness to the first floor northwest unit. The internal wall and ceiling plaster to the affected areas should be removed to allow the substrates to dry. Internal finishes to be made good following the drying out of the wall.

Windows and Doors:

01. All external windows should be repainted to increase their longevity and decayed glazing putty replaced. Any damaged glazing panes should also be replaced like for like.

02. Sash windows should be restored to correct working function, with new sash cords and weights installed.

03. The fixed window over the basement steps should be repaired to remove the decayed bottom rail and adjoining glazing bars and new pieces of timber spliced in.

04. Existing external doors and ironmongery should be cleaned down and repainted to increase their longevity

05. External metal balustrades and gates should be cleaned down, de-rusted and repainted.

Dampness:

01. Further investigations are recommended to investigate the issue of dampness further on the removal of internal stored item and effects to confirm the exact mechanism for its occurrence.

02. Modern plaster finishes should be carefully removed and internal masonry wall surfaces should be replastered with a lime-based plaster to aid breathability.

03. The removal of any existing concrete floors to the ground floor should be considered and replaced with a new limecrete floor finishes to aid breathability.



	Impact upon Listed Building(s) and Setting:

The application relates to a number of buildings including number 26 Castle Street which is a Grade II Listed Building (List Entry: 1362211), with the listing reading as follows:

· CASTLE STREET (South-East Side) No 26
GV II
Probably C17 origins, rendered. One window on two elevations, that to side in stone surround. Slate roof. Plain pilasters to shop front.  No 26 Swan and Royal Hotel and Nos 30 to 40 (even) form a group with premises occupied by Barclays Bank Nos 30 to 40 even being buildings of local interest only.

The building to which the application relates also falls within the setting The Swan and Royal Hotel, also being a Grade II Listed building (List Entry Number: 1072368), with the listing reading as follows:

· CASTLE STREET 1. 5295 (South-East Side) ----------------- Swan and Royal Hotel SD 7441 1/6 19.5.50. II GV

C18. 3 storeys, stuccoed. Rusticated quoins. Carved eaves cornice on carved brackets. Three 3-light windows per storey, those to the 1st and ground storey being large with broader centre lights and those in the upper storey being smaller, no glazing bars to ground floor. Plinth. The door is round-headed with panelled jambs and archivolt and has imposts with nail heads, and semi-circular fanlight. Fielded double doors. Painted stone beneath tall ground floor windows. A wrought iron inn sign has a good bracket bearing grapes and vine leaves.

No 26 Swan and Royal Hotel and Nos 30 to 40 (even) form a group with premises occupied by Barclays Bank Nos 30 to 40 (even) be of local interest only.

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:

Internal Works:

The submitted details propose a number of internal works including the removal of an internal dividing supporting wall and associated stud-walling to extend the ‘retail’ ground floor area of number 26.  The remainder of the proposed internal works are limited to that of internal repair due to water ingress with the removal of gypsum plaster to external walls to be renewed with lime plaster.  The submitted details also state that further inspection of the roof timbers will be required with timbers to be replaced or repaired where required.  With the installation of upgraded fire separation and compartmentation being proposed within the roof void(s).

In respect of the works to the timber roof structure, a condition will be imposed that will requires full details of all timber roof structure elements to be replaced to be submitted and agreed prior to their removal to ensure that fabric inherent to the character of the building is not adversely affected or lost in entirety without sufficient justification.

As such and taking account that the majority of the internal works are limited to that of repair, save that for wall removal which will not result in adverse impacts upon the legibility of the building, it is not considered that the proposed works, subject to further details being provided in respect of the potential removal of original building fabric, will result in any measurable harm nor adverse impacts upon the inherent character nor significance of the Grade II Designated Heritage Asset to which the application relates.

External Works:

The majority of the external work proposed relate to that of repair, restoration or replacement of existing features save for that for the installation of the new frontage serving 26 Castle Street.

In respect of the proposed replacement shop frontage, it is proposed that the existing projecting awning will be removed in its entirety.  The new shop-frontage will closely match that of the existing arrangement, save for that of the omission of the half-solid lower panelling, with the new arrangement proposing full- height glazing from plinth to the underside of the fascia with chamfered cornice.  It is further proposed that the frontage will retain the existing door and fanlight configuration with the door benefitting from a singular panel of central glazing omitting the intermediate transom of the current arrangement.  

Given the configuration of the shopfront, save that for variations outlined above, is similar to that of the existing and embodies traditional shop frontage archetypes and elements.  The proposed frontage is considered to be sympathetic to the character of the parent building and will not result in any measurable harm nor undermine the significance or character of the Grade II Listed Building.

In terms of external features, it is proposed that all existing windows and doors will be retained and repaired where necessary with timber splicing and replacement of glazing putty, with damaged glazing panes to be replaced on a like for like basis.  It is further proposed that all external metal-work and ironmongery will be retained, cleaned down and repainted.  As such these works are unlikely to result in any measurable adverse impacts upon the character or significance of the building.

Works are proposed to the roof in respect of the taking down and rebuilding of one brick-built chimney stack utilising lime mortar and existing masonry.  It is further proposed that the north westernmost and northwest slope roof of the southeast roof will be re-roofed utilising new natural slate to match that of the existing.  As such, subject to replacement materials being acceptable, details of which will be required to be submitted by way of the imposition of condition, it is not considered that these proposed external works will result in any measurable adverse impacts upon the character, visual amenities or significance of the Listed Building.

Other external works proposed include the refurbishment or replacement of existing rainwater goods (where applicable), including the removal of external paintwork to some elements of the building including stonework, with wall cracking to be stitched and grouted with walls (where appropriate) to be finished with new lime render and white-wash.

In respect of the above matters and taking account of the spectrum of external works proposed, it is not considered that the proposed works will result in any measurable harm nor adverse impacts upon the inherent character nor significance of the Grade II Designated Heritage Asset to which the application relates.

The buildings to which the application relates also falls within the setting of an adjacent Grade II Listed building, The Swan and Royal Hotel (List Entry Number: 1072368).  As such, consideration must be given in respect of the potential for the proposed works/alterations to have measurable adverse impacts upon the sitting of the adjacent Designated Heritage Asset.  Given the proposed works and alterations have been deemed to be sympathetic to and will not result in any adverse measurable impacts upon the buildings to which the application relates, it is not considered that there will be any adverse measurable impacts upon the setting of the neighbouring Grade II Listed Building.

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 and DME4 of the Ribble Valley Core Strategy, nor any significant measurable conflicts with the aims, objectives and requirements of Sections 16 and 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 nor Paragraphs 205 and 208 of the National Planning Policy Framework.  Particularly In respect of measurable adverse impacts upon or development that would result in measurable harm to a Grade II Designated Heritage Asset or the setting of adjacent or nearby Grade II Designated Heritage Assets.,


	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.

Assessment of Impacts:

In determining potential impacts upon the designated Clitheroe Conservation Area, the range of works that are likely to result in positive or negative impacts upon the designated area are limited to that of the proposed external works, particularly insofar they will be read from and be visible within the public realm.

The majority of the external work proposed relate to that of repair, restoration or replacement of existing features save for that for the installation of the new frontage serving 26 Castle Street.

In respect of the proposed replacement shop frontage, it is proposed that the existing projecting awning will be removed in its entirety.  The new shop-frontage will closely match that of the existing arrangement, save for that of the omission of the half-solid lower panelling, with the new arrangement proposing full- height glazing from plinth to the underside of the fascia with chamfered cornice.  It is further proposed that the frontage will retain the existing door and fanlight configuration with the door benefitting from a singular panel of central glazing omitting the intermediate transom of the current arrangement.  

Given the configuration of the shopfront, save that for variations outlined above, is similar to that of the existing and embodies traditional shop frontage archetypes and elements, the proposed frontage is considered to be sympathetic to the character of the parent building and will respond positively to the character and visual amenities of the Designated Clitheroe Conservation Area.

In terms of external features, it is proposed that all existing windows and doors will be retained and repaired where necessary with timber splicing and replacement of glazing putty, with damaged glazing panes to be replaced on a like for like basis.  It is further proposed that all external metal-work and ironmongery will be retained, cleaned down and repainted.  As such these works are unlikely to result in any measurable adverse impacts upon the Clitheroe conservation Area.

Works are proposed to the roof in respect of the taking down and rebuilding of one brick-built chimney stack utilising lime mortar and existing masonry.  It is further proposed that the north westernmost and northwest slope roof of the southeast roof will be re-roofed utilising new natural slate to match that of the existing.  As such, subject to replacement materials being acceptable, details of which will be required to be submitted by way of the imposition of condition, it is not considered that the remainder of the proposed external works will result in any measurable adverse impacts upon the character or visual amenities of the Clithero conservation Area.

In respect of the above matters and taking account of the spectrum of external works proposed, it is not considered that the proposal will result in any material nor measurable harm or adverse impacts upon the character nor visual amenities of the designated Clitheroe Conservation 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 and DME4 of the Ribble Valley Core Strategy, nor any significant measurable conflicts with the aims, objectives and requirements of Sections 16 and 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 nor Paragraphs 205 and 208 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 submitted details propose works to the existing roof surface and within the roof void, as such consideration must be given for the potential for the development to have impacts upon building dependent species of conservation concern.  

In this respect the application has been accompanied by a Preliminary Bat Roost Assessment which concludes that ‘no bats or evidence of bats was recorded. A comprehensive inspection of the property was completed. The only potential roost features observed were two gaps in the mortar under the ridge tiles on the rear roof. Overall, in consideration of the findings, the property was assessed as low bat roost suitability’, with no evidence having been found of the building being utilised by nesting birds.

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 planning consent be granted subject to the imposition of conditions.



image1.jpeg
&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk




