Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/EL

	Application No: 
	3/2012/0973/P (LBC) & 3/2012/0974/P (PA)

	Development Proposed:
	Strip out tenant fixtures and fittings.  General repairs to fabric.  Cutting back defective render to front elevation and re-render including shop front stall riser to wood float finish decoration.  Replace shop front vestibule tiles to match existing.  Remove third party signage.  Renew electrical installation.  Form new softwood painted pilasters to shop front.  Make good hardwood pilaster heads.  Upgrade fire protection to ground floor walls and ceiling at 4 Castle Street, Clitheroe. 

	CONSULTATIONS: Parish/Town Council

	Town Council – No comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	English Heritage – Do not wish to offer any comments on this occasion. Determine in accordance with national and local policy guidance, and on the basis of RVBC expert conservation advice.

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.

NPPF.

HEPPG.

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

Policy ENV19 - Listed Buildings (Setting).

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy S1 - Shopping Policies - Clitheroe Centre.

Policy S3 - Principal Shopping Frontage - Clitheroe.

LDF Emerging Core Strategy.

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). 4 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).

4 Castle Street is shown on the 1848 and 1886 Ordnance Survey maps with a similar footprint to existing (both maps show the rear part of the range to be subdivided into a number of regularly sized units). It might also be the building illustrated on the 1740 ‘Sketch map of Clitheroe’ and Lang’s Map of 1766.

Photographs of the frontage during conversion to ‘Castles: Cards, Gifts’ (early 1990s?) are held by the Borough Council.

Relevant History

No pre-application advice has been sought in respect to the development.
3/2000/0098 – SPOTLIGHTS TO ILLUMINATE SHOP FRONT SIGNAGE AND PAINT SHOP FRONT OFF-WHITE. LBC granted 9 April 2000.

3/1991/0092 & 0091 – NEW SHOP FRONT, PILASTER AND STALLRISER. PP & LBC granted 22 May 1991.

3/1989/0702 & 0701 – RE-POSITION EXISTING STAIRCASE BETWEEN GROUND AND FIRST FLOOR, FIT SCREEN, FIT SHOP INTERIOR, FIT FASCIA SIGN, WOODCARE SHOP FRONT. LBC & PP granted 25 October 1989.

3/1989/0676 – CONSENT TO DISPLAY AN ADVERTISEMENT. AC GRANTED 8 January 1990.

3/1989/0149 – CHANGE OF USE FROM RETAIL TO COFFEE SHOP AND ITALIAN LICENSED RESTAURANT. PP refused 25 May 1989.

3/1981/0770 & 0769 – Incorporation of unused floor area at ground and first floor levels, into existing shop floor area and creation of two display windows in side wall. PP & LBC granted September 1981.

3/1974/0293 – Conversion of first floor room formerly used in conjunction with ground floor shop. PP granted 6 June 1974.

6/2/2168 -  Conversion of storeroom at first and second floor level into one self-contained flat. PP refused 9 January 1974.

Legislation, policy and guidance

Planning (Listed Buildings and Conservation Areas) Act 1990
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.

Mindful of the status of the emerging LDF, note is made of the opinions in Mynors C., 'Listed Buildings, Conservation Areas and Monuments' (2006) and the discussion of 'Applications for planning permission' and 'Overlapping statutory duties' at 14.2 ff. He concludes that 'the order of preference must be: 

(1) the development plan, so far as material; 
(2) the effect of the proposed development on any listed buildings or their setting or on any conservation area; 
(3) the responses to publicity and consultation; and then 
(4) any other material considerations'. 

Mynors states that 'It follows that the duties under the Listed Buildings Act are subordinate to the duty to have regard to the plan, but that they are still more important than the duty to have regard to any other material consideration'. Other material considerations would appear to include the NPPF.

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.

The Ribble Valley Districtwide Local Plan (June 1998) is particularly relevant at Policies ENV20, ENV19, ENV16, G1, S1and S3.

The NPPF is particularly relevant at paragraph 6, 7, 8, 14, 17, 19, 23, 56, 60, 64, 67, 126, 128, 129, 131, 132, 134, 138 and 188.

The HEPPG is particularly relevant at paragraph 44, 64, 80, 87, 114, 119, 142, 149, 150, 151, 164, 179, 180, 182, 184, 186, 187, 189 and 190.

The Clitheroe Conservation Area Appraisal identifies:

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

(ii) Traditional 19th century shopfronts (Summary of Special Interest);

(iii) The Clitheroe Conservation Area contains the historic core of the medieval town including its principal medieval streets: Castle Street (Location and Context);

(iv) 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);
(v) 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);
(vi) 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 … 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);
(vii) 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).

Dark colours were traditionally considered suitable for shop fronts. The Georgian Group Guide 4 : ‘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. 

‘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”.

The ‘Building in Context Toolkit: New Development in Historic Areas’ (CABE, EH, the architecture centre) identifies 8 building in context principles. 

Submitted information

Historic photographs (undated; submitted 28/11/12)) appear to indicate that the planform of the shopfront (recessed central door) is long standing.

The application forms indicate:

(i) External side walling is to be re-pointed. However, ivy removal has led to the proposed re-building of two small sections of this wall (28 November 2012);

(ii) Proposed replacement of defective floorboards – no details submitted;

(iii) External walls are shown to be repointed in lime/cement;

The Heritage Statement does not discuss the significance of the listed building or its features. However, it does identify that, c. 1988, the building was subject of major alterations which included removal of internal walls at ground floor level and construction of 4 no. masonry piers adjacent to flank walls extended up to eaves level to support new cross wall within the roof void stabilising the cut timber roof. It also identifies proposals to:

(i) under draw exposed floor joists over passage with fireline board and skim. The agent identified on site that this was to prevent unauthorised access to the building;

(ii) cut back vegetation and roots to stonework north east elevation make good voids with stone to match existing pin loose stones and repoint cement/lime mortar to match existing;

(iii) apply skim coat plaster to walls including fire line board to staircase enclosing wall;

(iv) the Conclusion identifies ‘replacement of some of the structural or other timbers which are beyond repair’ but no detail is submitted. 

Conclusions

An examination of the planning history indicates that the modern planform at ground and first floor is a product of the 1981 and 1989 permissions. Shopfront artificial stone pilasters and store-risers pre-date 1989.  The officer report for the 1989 scheme (the shopfront element was not implemented) notes ‘the cornice and fascia detail being a traditional Victorian design’. 
In my opinion, the proposed works are generally acceptable and necessary to maintain the building in good repair. The proposals have been revised following removal of ivy from the external side wall (23 November 2012) and two small sections of random rubble stonework are now proposed to be re-built – I am satisfied that subject to agreed methods of demolition and rebuild this is acceptable and does not require re-notification of the historic amenity societies.

The detail of timber repair/replacement (including original floorboards) and suspended ceiling replacement (impact on any remaining historic ceilings?) will be necessary to establish acceptability.

The exposed joist/board ceiling to the ginnel is an important historic characteristic. In my opinion, insufficient information has been received to justify the implementation of this element of the works (but is it required under the Fire Regulations?).

The revised proposals for the shop front are acceptable and an enhancement to the listed building and Clitheroe Conservation Area.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposals, subject of amendment by condition, have an acceptable impact upon the character (including setting), appearance and significance of the listed buildings and Clitheroe Conservation Area. 



	RECOMMENDATION: That planning permission and listed building consent be granted, conditionally. 


DATE INSPECTED: 














