
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/EL

	Application No: 
	3/2011/0456/P (LBC) 

	Development Proposed:
	External repairs and renovation to stonework and windows; minor internal alterations at Clitheroe Library, Church Street, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	Clitheroe Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Historic amenity societies – consulted.  Comments received from the Society for the Protection of Ancient Buildings (SPAB) on 23 January 2012 following site inspection of 23 November 2011.  Concerns:

(i)
Comments on scaling and redressing are hard to assess since the conservation culture of the contractors is unknown.  Doubts as to whether ‘minimum repair philosophy’ to be followed are fuelled by inclusion of provisional sums for this element equal to a quarter of the masonry budget;

(ii)
‘Consolidant’ and ‘stone strengtheners’ references are worrying.  Even in skilled hands, considerable doubt as to long term performance of silane consolidants.  Report suggests contractor does not have detailed knowledge;

(iii)
Use of ‘Algacide’ is not specific.  What chemistry?  What aim?  Where will run-off go?  Such a controversial and potentially dangerous operation cannot be assumed to be standard practice and requires detailed statement of need;

(iv)
Specification of patent ‘restoration mortar’ is not reassuring.  Usually OPC based and designed to produce colour matches rather than good permeability;

(v)
Specification of ‘polyester cement grout’ is too vague to be informative or reassuring.  

In summary – no explicit aims and a real risk of a non-conservation approach with large scale masonry replacement and substantial ‘re-dressing’.  A detailed specification embodying a clear conservation philosophy and the careful choice of a contractor would largely address the above concerns.  



	CONSULTATIONS: Additional Representations

	Clitheroe Civic Society: 

(i)
Window repairs are correct and conservation minded.  However, traditional mastic is always preferred to polysulphide; 

(ii)

Resin repairs to the stonework are not sympathetic to building conservation.  A full analysis and selection of replacement stone is essential.

(iii)
Agree that corrosion of steel in the pinnacle should be repaired and not temporarily protected;

(iv)
Use of ‘consolidants’ is highly contentious.  Advice from independent expert should be sought;

(v)
Cleaning is required, but must be undertaken by specialists;

(vi)
No mention of whether cement pointing is actively damaging stonework.  Most contractors would leave well alone considering how likely damage would occur using diamond blades;

(vii)
 Not clear what ‘1:3 lime sand cement’ means. 

Clitheroe Library is an iconic building.  The fine architecture, prominent siting and the extraordinary use of a corner site on a slope all make this building a focal point in Clitheroe.  It is a building which needs the greatest care taking so that the repairs will last and not cause further damage.  



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.

PPS5

HEPPG

Draft NPPF

Policy ENV20 - Proposals Involving Partial Demolition/Alteration of Listed Buildings.

Policy ENV19 - Listed Buildings (setting).

Policy ENV16 - Development Within Conservation Areas.

Policy G1 - Development Control.



	POLICY REASONS FOR REFUSAL: 



	The proposal would be unduly harmful to the character (including setting) and significance of the listed building because of the damage to historic fabric resulting from the absence of a clear 'minimum intervention philosophy' and the stone cleaning methods, stone 'consolidation' and mortars/grouts proposed.



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

	Clitheroe Library is a very prominently sited Grade II listed building within Clitheroe Conservation Area.  The list description states ‘Andrew Carnegie Public Library; Architects Briggs and Wolstenholme; dated 1903; mixture of Loire and Art Nouveau; 2 storeys and attics in stone with slate roof; Andrew Carnegie Public Library, Town Hall, Premises occupied by Tourist Information Office, No 4 and Church Court form a group with No’s 6 to 12 (even)’.  

Pevsner states ‘Town Hall and Library: on a good site of the fork of two roads.  The original town hall by Rickman of 1820 made no use of that corner.  It has a flat front with lancets.  The corner building is by Briggs and Wolstenholme, 1900, in their Loire style with Gothic touches’.  

The Clitheroe Conservation Area Appraisal Map (The Conservation Studio consultants 2005; adopted by the Borough Council following public consultation 3 April 2007) designates the library as a ‘Focal Building’ (along with the adjacent Natwest Bank) and views towards it along Market Place and past it down Wellgate as ‘Important Views’ (see further reference at ‘key views and vistas’).

Pre-application site meeting (to discuss library interior only) was held on 6 April 2011 and a number of scheme amendments suggested.  

3/1999/0823/P – take out old window frames and replace with new to ground and first floor.  Encase original leaded glazed units in double glazed units.  Change some sash openers with fixed units.  LBC granted 21 December 1999.

3/1998/0593/P – installation of two stained glass windows.  LBC granted 5 October 1998.

3/1987/0216/P – adaptation of town Hall to form extension to library.  LBC granted 17 July 1987 by the Secretary of State.

3/1986/0018/P – adaptation of town hall buildings to form extension to library.  LCC Gen. Regs. 10 January 1986.

HEPPG paragraph 110 advises that there is no statutory requirement to have regard to the provisions of the development plan for decisions on applications for listed building consent.

Section 16(2) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that when considering applications for listed building consent, special regard shall be had to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.

Planning Policy Statement 5 – Planning for the Historic Environment (PPS5, March 2010) states at paragraph 7 that government objectives for planning for the historic environment include:

the delivery of ‘sustainable development by ensuring that policies and decisions concerning the historic environment ..recognise that heritage assets are a non-renewable resource..’; 

and the conservation of  ‘England’s heritage assets in a manner appropriate to their significance by ensuring that .. decisions are based on the nature, extent and level of that significance, investigated to a degree proportionate to the importance of the heritage asset..(and).. whenever possible, heritage assets are put to an appropriate and viable use that is consistent with their conservation”.

PPS5 Policy HE7.1 states  “in decision making local planning authorities should seek to identify and assess the particular significance of any element of the historic environment that may be affected by the relevant proposal”.

PPS5 Policy HE9.1 states “there should be a presumption in favour of the conservation of designated heritage assets and the more significant the designated asset, the greater the presumption in favour of its conservation should be.  Once lost, heritage assets cannot be replaced and their loss is a cultural, environmental, economic and social impact.  Significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting.  Loss affecting any designated heritage asset should require clear and convincing justification..”.

PPS5 Policy HE9.4 states “where a proposal has a harmful impact on the significance of the designated heritage asset which is less than substantial harm, in all cases, local planning authorities should: 

1.
Weigh the public benefit of the proposal (for example, that it helps to secure the optimum viable use of the heritage asset in the interests of its long term conservation) against the harm; and

2. 
Recognise that the greater the harm to the significance of the heritage asset, the greater the justification will be needed for any loss”.

PPS5 is accompanied by the Historic Environment Planning Practice Guide (HEPPG, March 2010).  Paragraph 2, Introduction, of the HEPPG states that the practice guidance may be “material to individual planning and heritage consent decisions”.

Paragraph 179, Addition and Alteration, of the HEPPG 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 ”.

Policy ENV20 of the Ribble Valley Districtwide Local Plan (adopted June 1998) has the status, following Government Office North West approval, of a ‘saved policy’.  This states ‘’Proposals for the alteration or repair of listed buildings should be sympathetic to their character and appearance.  The most important features of any listed building will be preserved”.

Paragraph 177 of the draft National Planning Policy Framework (July 2011) states ‘the Government’s objectives for planning for the historic environment are to:

..conserve heritage assets in a manner appropriate to their significance..’.

Paragraph 183 of the draft NPPF states ‘..as heritage assets are irreplaceable, any harm or loss should require clear and convincing justification..’.

The application includes a masonry survey.  

The General Report refers to:

(i)
significant delamination to copings as a result of incorrect bedding of stone;

(ii)
surface scaling to be redressed by hand rubbing; where poor bedding/delaminations then replacement, resin injection or stitching and pinning is to be considered.

(iii)
most pointing is sound but a full re-point is suggested for consideration to avoid patchiness.  Most pointing is cementitious – it is stated that this should be removed and replaced with a ‘lime based’ mortar.

(iv)
the left hand side gable over the adjoining property and the pinnacle above offer particular problems.  Pinnacle – severe decay from heavily corroded cramps – dismantling and rebuilding (with new stainless steel cramps) is advocated – access difficulties.  

(v)
1905 façade is in a much better state of repair – but where severe decay, replacement/minor in situ repairs.

(vi)
timber windows are sound – minor resin repairs to original timbers. 

The Methods of Repair refers to:

(i) 
new stonework where severe decay; in situ repair mortar where less so.

(ii)
 where scaling but no effect on water run-off – descaling and redressing.

(iii)
 small carved plaques – would benefit from ‘consolidant’ – ‘stone strengtheners’ (fluid) applied.  Having a good ability to absorb into stone its purpose is to bond the particles of stone together at a micro-porous level.  The material allows the stone to breathe and moisture within the stone to escape.  

Cleaning refers to:

(i)
algacide will be applied prior to all works.

(ii)
residual growth and loose dirt washed off – clean water under high pressure avoiding wear to stone surface.

Repointing Stonework refers to:

(i)
cement to be cut out using a fine diamond blade (to avoid damage from hand tools to faces/arris’).  

(ii)
repoint in 1:3 sand lime (NHL 3.5).

Restoration refers to:

(i)
remove decayed/defective stone using hand tools.

(ii)
introduce non ferrous reinforcing rods according to need.

(iii)
to restore forward using specialist mortar.  ‘Restoration mortar has been specially formulated by us to incorporate crushed natural stone together with appropriate binders and additives to achieve a match as near as reasonably possible with the existing stone, both in colour, texture and strength, whilst still maintaining the water circuitry of the masonry’.  

Masonry Indenting refers to:

(i)
‘full stones normally bedded in a 1:3 lime sand cement mortar .. small indents to be placed in polyester cement’.  

(ii)
the stone will be thoroughly ‘seasoned’, dressed and worked before delivery.

Dismantle and Rebuilding refers to:

(i)
dimensional survey of existing structure.

(ii)
all existing fixings and cramps to be replaced in stainless steel.

Fractures refers to:

(i)
stopping – minor fractures; polyester cement grout.

(ii)
injection – ‘specialist restoration mortar’ and ‘free flow resin’.

(iii)
skew stitching – 6mm diameter threaded stainless steel dowels of 200mm.  ‘Suitable resin on grout’.

Masonry Consolidation refers to:

(i)
developed and tested in early 1970s.  Based on silicic acid ethyl esters.  Spray applied chemical which absorbed into the masonry by capillary action and converted into a natural silicon dioxide binder.  Does not seal pores.

(ii)
system can include a final surface treatment with a special high grade performance silicon water repelling agent.

Mastic to Windows refers to:

(i)
repoint in polysulphide sealant.

(ii)
a linseed mortar may be considered a requirement by some conservation authorities.

The submitted design and access statement notes that the internal measures relate to fire precautions and are drawn from the latest fire risk assessment of the building.  

In my opinion, the internal works are appropriate (subject to considerations of detail) and in accord with pre-application discussions.  However, my concern at the proposed approach to ‘stone repairs’ has not been allayed by negotiation (see my letter of 6 October 2011, the contractor’s response endorsed by the applicant of 27 October 2011 and the comments of SPAB received 23 January 2012).

I would concur with SPAB and Clitheroe Civic Society that much of the proposed work is inappropriate, unjustified and potentially harmful to the character and significance of the listed building.  Mindful of the applicant’s response to my letter of 6 October 2011, I do not consider further attempts to negotiate modifications to this contractor’s scheme to be expedient.  



	RECOMMENDATION: That listed building consent be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














