Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/CMS

	Application No: 
	3/2012/0822/P (LBC)

	Development Proposed:
	Take down and rebuild front elevation wall above first floor window lintels at St Mary’s Vicarage, 17 Church Street, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	English Heritage  - do not consider it necessary for this application to be notified to English Heritage.

Historic amenity societies – Consulted, no representations received.

RVBC Countryside Officer – No information on presence of, or impact upon protected species. Condition suggested.



	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 ENV16 - Development Within Conservation Areas.

Policy G1 - Development Control.

Emerging Core Strategy

National Planning Policy Framework (NPPF).

HEPPG.

Clitheroe Conservation Area Appraisal.



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

	17 Church Street Clitheroe (The Vicarage) is a Grade II listed (19/5/50) C18 building prominently sited within Clitheroe Conservation Area and within the setting of a number of other listed buildings.

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 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.

The Clitheroe Conservation Area Appraisal (The Conservation Studio 2005, adopted by the Borough Council following public consultation April 2007) suggests that:

(i) “Church Street contains Clitheroe’s best examples of Georgian building and, together with the street’s stone paving, trees and well kept historic buildings is the town’s best area of townscape culminating in St Mary Magdalene’s Church at the top of the rise”.

(ii)  ‘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’ (Architectural and historic character);
(iii) ‘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 friezes’  (Architectural and historic character);
The Local Plan is relevant at ENV20, ENV19, ENV16 and G1.

The NPPF is particularly relevant at paragraph 6, 7, 8, 14, 17, 126, 128, 129, 131, 132, 134, 138 and 188.

The HEPPG is particularly relevant at paragraph 114, 149, 150 and 179.

There is an undated photograph of the main façade in Ainsworth C. ‘Clitheroe: From Burgage Plots To Boundary Stones’, page 84.

Site history

The agent was advised to seek pre-application advice but none has been sought.

3/2004/0752 – Proposed window & door replacement to rear of property. Replacing casement windows with sliding sash windows, due to deterioration. LBC withdrawn.

3/1999/0918 – REMOVE EXISTING LARGE CHIMNEY TO SLATE LEVEL.  REBUILD TO MATCH EXISTING WITH REDUCED LENGTH TO SERVE 4 FLUES. LBC granted 25 January 2000.

3/1985/0708 – Proposed general repairs and upgrading involving internal and external alterations including the removal of the existing dormers on the roof. LBC granted 4 February 1986.

Submitted information

(i) Question 11 of the application form advises that there will be works to the interior – unfortunately the requisite details of this impact have not been provided (wall and ceiling plasterwork; coving details?);

(ii) The heritage statement does not discuss the significance of the C18 historic fabric/construction or more recent changes evident in the site history;

(iii) The structural report does not append sketch sheet B1852/Sk01 as stated. It reports that “whilst an internal examination of the roof/attic space was not carried out due to restricted access, we consider the most likely cause of this movement to be lateral deflection of the roof rafters/purlins resulting in horizontal pressure being exerted on the wall at eaves level … Although the movement is generally limited to a relatively small section of wall between 1st floor lintel and eaves levels, the maximum recorded movement of 130mm located around the right hand window is significant in structural terms and any further movement is likely to result in structural damage …We would therefore recommend that the external wall is carefully taken down to around 1st floor lintel height and re-built in a vertical plane back to eaves level”.
Conclusions

The structural report does not discuss reasons for the movement to the roof structure, how/if this movement is to be addressed and the likelihood of a reoccurrence of wall bulging.

There will inevitably be some damage to internal decoration/features which has not been discussed.

The fabric includes evidence (quoins only at high level; location of RWGs brackets; relative roof height to the apparent contemporary build of 15 Church Street) to suggest at least one previous roof heightening/reprofiling. It will be important that this evidence is not lost or altered during the works.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposals are necessary to safeguard the special architectural and historic interest of the listed building.  Policy ENV20 of the Local Plan.



	RECOMMENDATION: That conditional listed building consent be granted.


DATE INSPECTED: 














