Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/CMS

	Application No: 
	3/2012/0016/P (PA) & 3/2012/0017/P (LBC)

	Development Proposed:
	Internal repairs following an extensive plumbing leak and external repairs and maintenance at 6-8 Castle Street, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Historic amenity societies – Consulted – no representations received.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.

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

Policy ENV19 - Listed Buildings (setting).

Policy G1 - Development Control.

Policy S1 - Shopping Policies - Clitheroe Centre.

Policy S3 - Principal Shopping Frontage - Clitheroe.

Clitheroe Conservation Area Appraisal.



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

	‘Nos 4 to 12 (even) Castle Street’ is a Grade II listed building (30 September 1976) of ‘C18 origins. 3 storeys, rendered, band and moulded eaves cornice. 2 windows to 3 occupancies, hung sashes with glazing bars, except for 1 to 1st floor. Modern and late C19 shop fronts … nos 2 to 12 (even) form a group’ (list description). 6-8 Castle Street is prominently sited within Clitheroe Conservation Area and is adjoined and faced by other Grade II listed buildings or buildings identified as making a positive contribution to the conservation area in the Clitheroe Conservation Area Appraisal (The Conservation Studio consultants; adopted by the Borough Council 3 April 2007). 

The application forms identify use as shop to ground floor with basement and first/second floor maisonette.

6-8 Castle Street is shown on the 1848 and 1886 Ordnance Survey maps with a similar footprint to existing. It might also be the building illustrated on the 1740 ‘Sketch map of Clitheroe’ and Lang’s Map of 1766.

The Clitheroe Conservation Area Appraisal identifies:

(i) Listed Buildings; Buildings of Townscape Merit and Important Views [Castle Street towards Castle] (Townscape Appraisal Map);

(ii) The spine of the town, leading along the ridge from the castle to the parish church, contains an attractive collection of 18th and 19th century buildings, many of which are statutorily listed for their special architectural and historic interest. The celebrated architectural historian Nikolaus Pevsner in ‘The Buildings of England’ describes Clitheroe as “a townscape pleasure” … The special interest that justifies designation of the Clitheroe Conservation Area derives from the following features … The relatively intact medieval layout of the original settlement; Clitheroe Castle, a Scheduled Ancient Monument; The architectural and historic interest of the area’s buildings, 88 of which are listed; Traditional 19th century shopfronts; A pleasing historic townscape enhanced by the town’s changes of level and curves in the old streets and areas of historic stone floorscape (Summary of Special Interest);

(iii) 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 along the main highway from Preston to Blackburn and Skipton …The Clitheroe Conservation Area contains the historic core of the medieval town including its principal medieval streets: Castle Street (Location and Context);

(iv)  Along the town’s central spine, buildings are built close to back-of-pavement line and occupy long and narrow plots though many original burgage boundaries have been obscured by sub-division, by 19th century roads (e.g. Moor Lane and York Road) and by modern development. Frontages are composed of short rows, broken intermittently by arched entrances to the rear of properties (General Character and Plan Form);

(v) The view of the Castle looking south along Castle Street is a defining image of the conservation area (Key Views and Vistas);

(vi) The conservation area hosts a mix of primarily business, commercial and residential uses. It encloses the entire principal shopping frontage of the town, which is located along Moor Street, Castle Street and Market Place … the Clitheroe Conservation Area contains the commercial, administrative and business heart of a Lancashire market town with a population of 14,000. Clitheroe’s castle, specialist shops and historic ambience make it a popular tourist destination (Definition of the special interest of the conservation area: Activities/uses);
(vii) This borough settlement took the form of the classic, two-row planned settlement with castle and church at either end  … The conservation area has considerable archaeological potential and, as part of the Lancashire Extensive Urban Survey, has been the subject of a detailed archaeological assessment (2003) which states that, “Given that Clitheroe is a well-documented medieval borough, the small number of known medieval sites is a reflection of the lack of archaeological work carried out in Clitheroe to date”(Definition of the special interest of the conservation area: The effect of historical development on plan form);
(viii) The conservation area is most notable for buildings from the late 18th century and 19th century, many of which replaced earlier structures - even the Church of St. Mary Magdalene dates primarily from a rebuilding in 1828 … In Clitheroe, as in other market towns, the 18th century marked a movement away from traditional vernacular building to a more consciously designed ‘polite’ form of architecture. Buildings from this period are influenced by a sense of proportion and incorporate sliding sash windows and elements of classical detailing such as pediments and frieze (Definition of the special interest of the conservation area: Architectural and historic character);
(ix) Many buildings are covered in stucco, a form of render that was popular in the early 19th century. Similarly a large number of buildings have either by design or at a later date been rendered with a smooth or roughcast coat of plaster which conceals the walling material … Historic windows are generally timber sliding sashes deeply recessed in the stone- or brickwork. Window openings in stone buildings often have stone surrounds, commonly painted in a contrasting colour to the main colour of the walls. This practice is often extended to the stone quoins which can be found on many buildings, for example at the Swan and Royal Hotel and no. 11 Castle Street … A particular architectural feature of interest is the different ways in which rainwater gutters are supported with curled metal or carved stone brackets at eaves level  (Definition of the special interest of the conservation area: Building materials and local details);
(x) In addition to the conservation area’s listed buildings, there are a large number of unlisted buildings which have been judged as making a positive contribution to the character and appearance of the conservation area and these are marked on the Townscape Appraisal map (Definition of the special interest of the conservation area: Buildings of Townscape Merit);
(xi) The Clitheroe Conservation Area contains a high proportion of commercial premises and a special feature of the conservation area is the remaining number of complete and partial 19th century shopfronts. Good examples of reasonably complete historic shopfronts are 11 Castle Street, 31 Castle Street and 24 Wellgate. In Moor Lane there are examples of two-storey shopfronts; no.17 Moor Lane is a particularly good example, listed grade II. Many modern shopfronts incorporate elements of earlier traditional shopfronts such as timber fascia or scrolled consoles. These should be preserved (Definition of the special interest of the conservation area: Historic shopfronts);
(xii) The architectural and historic interest of the area’s buildings, 88 of which are listed; Traditional 19th century shopfronts; A pleasing historic townscape; Mix of commercial, religious, administrative and residential uses (Character area 1: Clitheroe’s historic core: principal positive features);

(xiii) Loss of architectural detail (original windows, doors etc) e.g. no. 14 Castle Gate; Insensitive alteration of historic buildings, including some modern shopfronts; Garish commercial signs and advertising; Twentieth century development that fails to preserve the historic character and appearance of the conservation area (Character area 1: Clitheroe’s historic core: principal negative features);

(xiv) Clitheroe Castle and other tourist attractions; Mix of commercial, religious, administrative and residential uses; Historic character and appearance including 88 listed buildings (Strengths: The most important positive features of the Clitheroe Conservation Area);

(xv) 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 (Weaknesses: The principal negative features of the Clitheroe Conservation Area);

(xvi) Many of the unlisted, and some of the listed, buildings in the conservation have been adversely affected by the use of inappropriate modern materials or details … Despite the presence of a number of attractive historic shopfronts, many of the commercial properties have modern shopfronts of no special merit (Threats to the Clitheroe Conservation Area: Loss of original architectural details; Poor quality shopfronts).
Site History

2012 - Alleged unauthorized works investigated at this property – works had already begun on repairing the plumbing leak damage the subject of this application.

Letter sent to agents 15 September 2011 stating “The Borough Council contributed £1,500 to a scheme of repair and maintenance works relating to this property in April 2005 … It has been brought to my attention that elements of the property (first flooring; 19th century shop front) do not appear to be in a good state of repair. This may be prejudicing the proper preservation of the listed building”.

In April 2005 the Borough Council awarded a £1500 grant for repair works to the listed building. A proposed re-tanking of the basement was excluded from the grant monies.

3/2004/0201 & 0200 – ALTERATION TO SHOP FRONT SIGNAGE. LBC & AC granted 30 April 2004.

3/1993/0314 – INSTALLATION OF LOCALISED AIR CONDITIONING SYSTEM. LBC granted 9 July 1993.

3/1992/0548 & 0547 – FITTING OF SHOP FASCIA SIGN. LBC & AC granted 8 October 1992.

3/1984/0644 – External secondary fire escape. LBC refused 21 February 1985.

3/1980/0234 – Projecting sign to be illuminated by an overhead light. AC granted 5 September 2012.

Legislation, policy and guidance

In accordance with section 38(6) of the Planning and Compulsory Purchase Act 2004, the determination of planning applications must be made in accordance with the development plan unless material considerations indicate otherwise.

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”.

Policy ENV19 of the Ribble Valley Districtwide Local Plan is a ‘saved policy’.  It states “Development proposals on sites within the setting of buildings listed as being of special architectural or historic interest, which cause visual harm to the setting of the building, will be resisted. In assessing harm caused by any proposal the following factors will be taken into account:

(i) 
the desirability of preserving the setting of the building;

(ii) 
the effect of the proposed development on the character of the listed building;

(iii) 
any effect on the economic viability of the listed building;

(iv) 
the contribution which the listed building makes to the townscape or countryside;

(v) 
the extent to which the proposed works would bring substantial benefits to the community including economic benefits and enhancement of the environment”.

Policy ENV16 of the Ribble Valley Districtwide Local Plan is a ‘saved policy’. It concerns development proposals within conservation areas: 

“Within conservation areas development will be strictly controlled to ensure that it reflects the character of the area in terms of scale, size, design and materials. Trees, important open spaces and natural features will also be protected as appropriate. The desirability of preserving or enhancing the character or appearance of a conservation area will also be a material consideration in deciding development proposals outside the designated area which would affect its setting or views into or out of the area”.

The accompanying text at 4.7.8 states that ‘the main elements of Council policy are retention and enhancement’.

Policy G1 of the Ribble Valley Districtwide Local Plan is a ‘saved policy’. This states ‘’In determining planning applications the following criteria will be applied:

(a) Development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature;

(h) Materials used should be sympathetic to the character of the area’’.

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.

Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that in considering whether to grant planning permission for development that affects a listed building or its setting, the local planning authority shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.

Section 72 (1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that in the exercise of planning functions special attention shall be paid to the desirability of preserving or enhancing the character or appearance of a conservation area.

Section 10(2) of the Act states that LBC applications should contain:

‘..b, such other plans and drawings as are necessary to describe the works which are the subject of the application..’  

The National Planning Policy Framework (27 March 2012) states:

“The purpose of the planning system is to contribute to the achievement of sustainable development. The policies in paragraphs 18 to 219, taken as a whole, constitute the Government’s view of what sustainable development in England means in practice for the planning system” (paragraph 6);

“At the heart of the National Planning Policy Framework is a presumption in favour of sustainable development, which should be seen as a golden thread running through both plan-making and decision-taking" (paragraph 14);

Paragraph 7 of the NPPF states that sustainable development has three dimensions. The creation of a high quality built environment and providing support to community cultural well being is part of the social role. Protecting and enhancing the built and historic environment is seen as part of the environmental role (the prudent use of natural resources and mitigation and adaption to climate change is seen as part of this);

Paragraph 8 states that these roles (including economic) should not be taken in isolation as they are mutually dependent.

Paragraph 17 states “within the overarching roles that the planning system ought to play, a set of core land-use planning principles should underpin both plan-making anddecision-taking. These 12 principles are that planning should: 

 … conserve heritage assets in a manner appropriate to their significance, so that they can be enjoyed for their contribution to the quality of life of this and future generations”.

Paragraph 23 ‘Ensuring the Vitality of Town Centres’ states that local planning authorities should:

(i) “recognise town centres as the heart of their communities and pursue policies to

support their viability and vitality”;

 Paragraph 56 states “The Government attaches great importance to the design of the built environment. Good design is a key aspect of sustainable development, is indivisible from good planning, and should contribute positively to making places better for people”;

 Paragraph 60 states “Planning policies and decisions should not attempt to impose architectural styles or particular tastes and they should not stifle innovation, originality or initiative through unsubstantiated requirements to conform to certain development forms or styles. It is, however, proper to seek to promote or reinforce local distinctiveness”;

Paragraph 64 states “Permission should be refused for development of poor design that fails to take the opportunities available for improving the character and quality of an area and the way it functions”;

Paragraph 126 states that local planning authorities should recognise that 'heritage assets are an irreplaceable resource' which should be conserved in a 'manner appropriate to their significance' . Local planning authorities should also take into account 'the desirability of sustaining and enhancing the significance of heritage assets ... the wider social, cultural, economic and environmental benefits that conservation of the historic environment can bring ... (and) … the opportunities to draw on the contribution made by the historic environment to the character of a place';

Paragraph 128 states “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”.
Paragraph 129 states “Local planning authorities should identify and assess the particular significance of any heritage asset that may be affected by a proposal (including by development affecting the setting of a heritage asset) taking account of the available evidence and any necessary expertise. They should take this assessment into account when considering the impact of a proposal on a heritage asset, to avoid or minimise conflict between the heritage asset’s conservation and any aspect of the proposal”.

Paragraph 131 states “In determining planning applications, local planning authorities should take account of:

●
 the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable uses consistent with their conservation;

● 
the positive contribution that conservation of heritage assets can make to sustainable communities including their economic vitality; and

● 
the desirability of new development making a positive contribution to local character and distinctiveness”.

Paragraph 132 states “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. The more important the asset, the greater the weight should be. Significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting. As heritage assets are irreplaceable, any harm or loss should require clear and convincing justification”;

Paragraph 134 states “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 securing its optimum viable use”.

Paragraph 138 states “Not all elements of a World Heritage Site or Conservation Area 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 133 or less than substantial harm under paragraph 134, 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”.

Paragraph 188 ‘Pre-application engagement and front loading’ states ‘Early engagement has significant potential to improve the efficiency and effectiveness of the planning application system for all parties. Good quality pre-application discussion enables better coordination between public and private resources and improved outcomes for the community’.

The Planning Advisory Service ‘Things we think you should know about the NPPF’ (22 April 2012) advises “But many PPS and PPG had ‘companion guides’ or other forms of guidance notes produced alongside the policy document. If not listed in NPPF Annex 3, (and not previously deleted), these other documents are still extant … if a paragraph or section of the companion guide/annex refers you to a PPS or PPG which has been replaced, then that part can’t be considered relevant. The NPPF will always ‘trump’ other guidance notes where there is conflict However, most of the NPPF is not concerned with the ‘how’ question. Companion guides can contain useful information on how to deliver certain policies or carry out certain pieces of work”.

English Heritage (web-site 23 April 2012) advices “Following the publication of the National Planning Policy Framework, PPS5 was deleted. However the Practice Guide remains a valid and Government endorsed document pending Government's review of guidance supporting national planning policy as set out in its response to the select committee. The references in the document to PPS5 policies are obviously now redundant, but the policies in the NPPF are very similar and the intent is the same, so the Practice Guide remains almost entirely relevant and useful in the application of the NPPF”. 

Paragraph 179 of the Practice Guide 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”.

Paragraph 152 of the Practice Guide states “Doors and windows are frequently key to the significance of the building.  Change is therefore advisable only where the original is beyond repair, it minimises the loss of historic fabric and matches the original in detail.  Secondary glazing is usually more appropriate than double glazing where the window itself is of significance”.

Paragraph 182 of the Practice Guide states “the plan form of a building is frequently one of its most important characteristics and internal partitions, staircases (whether decorated or plain, principal or secondary) and other features are likely to form part of its significance.  Indeed, they may be its most significant feature.  Proposals to remove or modify internal arrangements, including the insertion of new openings or extension underground, will be subject to the same considerations of impact on the significance (particularly architectural interest) as for externally visible alterations”. 

Paragraph 114 of the Practice Guide states “the extent and importance of setting is often expressed by reference to visual considerations. Although views of or from an asset will play an important part, the way in which we experience an asset in its setting is also influenced by other environmental factors such as noise, dust and vibration; by spatial associations; and by our understanding of the historic relationship between places”).

Paragraph 190, Addition and Alteration, of the HEPPG states: “Removal of, and change to, historic shopfronts may damage the significance of both the building and the wider conservation area, as may the introduction of new shopfronts to historic buildings where there are none at present. All elements of new shopfronts (stall-risers, glazing, doors, fascias etc) may affect the significance of the building it is located in and the wider street setting. External steel roller shutters are unlikely to be suitable for historic shopfronts”
The ‘Setting of Heritage Assets: English Heritage Guidance’ (EH, October 2011) states: 

“The numbers and proximity of heritage assets in urban areas means that setting is intimately linked to considerations of townscape and urban design” (2.2).

“the cumulative impact of incremental small-scale changes may have as great an effect on the setting of a heritage asset as a large-scale development” (4.5).

Dark colours were traditionally considered suitable for shop fronts. The Georgian Group Guide4 : ‘Paint Colour’ states ‘window frames in the context of stucco were often brown, grey or some other dark colour…exterior doors surfaces can be of black, brown, dark red or other similar dark colour’.

The Victorian Society leaflet 1: ‘Doors’ states ‘dark blue, chocolate brown and olive green were popular front door colours until the aesthetic movement of the 1870s brought off-white into favour’
‘Conservation Principles, Policies and Guidance for the Sustainable Management of 

the Historic Environment’ (English Heritage, 2008) identifies four groups of heritage 

values: Evidential, Historical, Aesthetic and Communal.

‘Tanking’ is potentially problematic and Morton B, “Structure of Georgian Houses”, Context (IHBC) 80, July 2003 and Hunt R and Suhr M, “Old House Handbook: A Practical Guide to Care and Repair”, SPAB, 2009 refer.

“Funding for Local Authorities: Partnership Schemes in Conservation Areas” (English Heritage) states “providing a damp proof course simply because the existing structure was built without one does not qualify for a grant.  Experience has shown that providing damp proof courses and membranes in historic structures has often transferred damp problems to other areas of the building”.  

“The Need for Old Buildings to Breathe” (Philip Hughes, SPAB, 1993) states “.. modern buildings will be damp without a barrier to moisture because the economy of design does not provide a massive and absorbent structure, but old buildings will become damp if an impervious layer is applied to them because this prevents water within the structure from evaporating.. as the moisture content of the wall increases, the likelihood of decay also increases.  Timbers quickly succumb to wet or dry rot attack because their moisture content is too high.  Timbers often occur in solid masonry walls in the form of lintels, spreaders for beam or joist ends, as bonding timbers or as fixing blocks”.

“The Control of Damp in Old Buildings” (Andrew Thomas, SPAB, 1992) states “first try stopping sources of damp by ventilation, opening up redundant flues, repointing if necessary, lowering the water table … cellars which are seriously affected by penetrating dampness to the extent that water creeps through joints in the walling are best treated by building an inner wall in lightweight concrete blockwork..”.

‘Constructive Conservation in Practice’ (English Heritage, 2008) states “Constructive Conservation is the broad term adopted by English Heritage for a positive and collaborative approach to conservation that focuses on actively managing change. The aim is to recognise and reinforce the historic significance of places, while accommodating the changes necessary to ensure their continued use and enjoyment … 

… The Principles also underline the importance of a systematic and consistent approach to conservation. In order to provide this consistency, we are guided by a values-based approach to assessing heritage significance”.

Submitted information

A heritage statement has been submitted but this is descriptive and does not discuss the 

significance or value of the heritage asset. However, it states:

(i)
‘Internal features – at ground floor level internally the shop has been extensively modernized over the years, consisting of plasterboard dry lined walls to the flanks, suspended ceilings and modern fixtures and fittings. These features extend into the shop back of house area to the rear. From the rear area steps lead down to the basement which again has been extensively modernized over the last few years, by fitting a modern basement tanking system and dry lined walls throughout … the first and second floor maisonette is accessed via a side entrance and stairs. Again the areas have been modernized with dry lined or plastered walls and new ceilings, painted with carpet or laminate floor finishes’;

(ii) ‘Intentions are simply to carry out essential internal repairs (wet rot found) following an extensive internal plumbing leak from the2nd floor bathroom and to carry out routine external maintenance and repair’;

(iii) ‘ internally in particular the extent of water damage, and the period to which the internal timbers and finishes have been exposed to these high levels of humidity and water ingress have meant that repair of plasterboard or  some internal timbers is impossible’.

A design and access statement has been submitted. This refers to PPS5 and PPG15.

A damp and timber report has been submitted.

Conclusions

Initial inspection of the works (complaint investigation) confirmed the extent of damage caused by the plumbing leak – contractors were advised of the need for LBC and the expectation that repair works would be undertaken in accordance with ‘minimum intervention’ principles and on a like-for-like basis (a historic stair rail from ground-1st floor and sections of lath and plaster work had been exposed). Whilst the commencement of work before any notification to the LPA was unfortunate, the opening-up of fabric did at least identify the extent of repairs required.

Unfortunately, at the most recent site inspection it was found that works had progressed (a new tenant was in occupancy). An inspection of the ground floor and basement did reveal that some work had been undertaken in accordance with ‘minimum intervention’ principles – see ground floor beam (spliced section). In my opinion, this situation is not ideal but mindful that works are for repair (to ensure the longevity of the listed building), that the condition of the building was observed before the commencement of repairs and that there is some evidence to suggest the LPA’s guidance on repair philosophy was followed, I would recommend the approval of works subject to conditions.

At the most recent site inspection it was observed that the ‘timber’ shop front frame is actually of metallic (brass?) construction. The new tenant wishes to remove the paint finish to reveal the suggested original form. This proposal (affecting the character of the listed building and having a material impact upon the appearance of the building) is not included within the current application and has not been subject of consultation.


	SUMMARY OF REASONS FOR APPROVAL:

	The works, subject to condition, have an acceptable impact upon the character (including setting) and significance of the listed building.  This is in accordance with Policies ENV20 and ENV19 of the Ribble Valley Districtwide Local Plan.



	RECOMMENDATION: That listed building consent and planning permission be granted subject to conditions.


DATE INSPECTED: 














