
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/EL

	Application No: 
	3/2013/0932 (PA) & 3/2013/0933 (LBC)

	Development Proposed:
	Demolish existing single storey rear lean-to extension and rebuild at The Old Tannery, 6 Shawbridge Street, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal. 



	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. 

Previous comments on 3/2013/0765 & 0766 - the Grade II listed Old Tannery is a small early 19th century four storey warehouse.  Key to its significance are its evidential value potentially providing information about construction techniques and use; the layout which brings understanding of how the building functions; and the external architectural style and internal detailing.  

The current proposal is for the demolition and rebuilding of a single storey rear lean-to and the repositioning of an internal ground floor staircase.  

English Heritage welcome the proposals for the lean-to as this will enhance the setting of the Old Tannery.  

RVBC (Countryside Officer) – Previous comments on 3/2013/0765 & 0766 - Standard protected species condition required. 

RVBC (Contaminated Land) - Condition D (contamination found during works) is required:

Once works commence on the site, should site operatives discover any adverse ground conditions and suspect it to be contaminated, they should report this to the Site Manager and the Contaminated Land Officer at Ribble Valley Borough Council.  Works in that location should cease and the problem area roped off. A Competent Person shall be employed to undertake sampling and analysis of the suspected contaminated materials. A Report which contains details of sampling methodologies and analysis results, together with remedial methodologies shall be submitted to the Local Planning Authority for approval in writing. The approved remediation scheme shall be implemented prior to further development works taking place and prior to occupation of the development.

Should no adverse ground conditions be encountered during site works and/or development, a Verification Statement shall be forwarded in writing to the Local Planning Authority prior to occupation of the building(s), which confirms that no adverse ground conditions were found.
 
REASON: To ensure that the site investigation and remediation strategy will not cause pollution of ground and surface waters both on and off site.
Environment Agency – Previous comments on 3/2013/0765 & 0766 - No comment because Flood Risk Standing Advice (FRSA) should have been applied.

The applicant has submitted no information in this regard. The Environment Agency Flood Map shows the site to be within Flood Zone 2 (and neighbouring an area benefitting from flood defence). The associated Standing Advice (23 December 2013) requires submission of details of new floor levels and flood proofing.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.

NPPF

HEPPG

Draft NPPG

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 H10 - Residential Extensions.

Clitheroe Conservation Area Appraisal.

Policy SPG – “Extensions and Alterations to Dwellings”.

Ribble Valley Core Strategy Regulation 22 Submission Draft:

Policy DME4 – Protecting Heritage Assets.

Policy DMG1 – General Considerations.



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

	6 Shawbridge Street is an early C19 Grade II listed (30 September 2013) warehouse (now residential) prominently sited within Clitheroe Conservation Area. It is adjoined and faced by a number of Grade II listed buildings of similar period (the list description identifies that ‘Nos 2 to 10 form a group’).

3/1981/0218 resulted in the demolition of part of the listed building (‘Left portion of this warehouse rendered to road with later shop front and tiled roof’) to open up access to the former joiner’s shop at the rear.

The 1848 and 1886 OS maps identify the site to be a ‘Tan Yard’. 

The Clitheroe Conservation Area Appraisal (The Conservation Studio consultants; adopted by the Borough Council following public consultation 3 April 2007) identifies:

the relatively intact medieval layout of the original settlement ; the architectural and historic interest of the area’s buildings; a pleasing historic townscape enhanced by the town’s changes of level and curves in the old streets; the prevalent use of local building stone. 

 (Summary of Special Interest);

The Clitheroe Conservation Area contains the historic core of the medieval town including its principal medieval streets: Castle Street, Market Place, Church Street, Wellgate, Lowergate and Duck Street (Location and context);
The conservation area is most notable for buildings from the late 18th century and 19th century … 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);

Lowergate formed a second axis, more or less parallel to the main thoroughfare, on its east side. These two routes were joined by Wellgate, an important street in the borough as it contained one of the public wells, and also formed part of the Market Place at its west end. It was also the main route out of the town to the east and Burnley. A track led north from Wellgate to Worston, called the Brookgate, which followed the line of present-day Duck Street. Duck Street once played a more important role in the street pattern of the emerging town - hence the unusually wide junction at the meeting of Duck Street, Wellgate and Lowergate (The effect of historical development on plan form);
Three storey development is common in the commercial centre of the town declining in height to two storeys in peripheral areas like Moor Lane, Duck Street and the lower end of York Street. Nos. 2 -16 York Street is a three-storey row of houses just outside the town centre. Victoria Buildings, 12 King Street and no. 6 Shaw Bridge are exceptions to the norm, being four storey former warehouses, both of which stand noticeably above adjacent developments (General character and plan form);
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  (Building materials and local details);

There are a variety of modern and traditional paving materials in the conservation area (Historic floorscape);
Loss of architectural detail (original windows, doors etc); Insensitive alteration of historic buildings, including some modern shopfronts; 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);

Historic character and appearance (SWOT analysis: Strengths);

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; Twentieth century development that fails to preserve the historic character and appearance of the conservation area  (SWOT analysis: Weaknesses);

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. Common faults include: the replacement of original timber sash windows with uPVC or stained hardwood; the loss of original panelled front doors and their replacement with stained hardwood, uPVC or aluminium doors; Some of the detrimental changes are beyond the control of the Planning Acts (SWOT analysis: Threats: Loss of Original Architectural Details).

Pevsner in ‘The Buildings of England: North Lancashire’ (2000, page 104) suggests “Clitheroe is a townscape pleasure. It has no putting-off buildings, it has changes of level, and it has streets with bends”.

Relevant site history

3/2013/0765 & 0766 - Demolition and rebuilding of single storey rear lean-to extension and repositioning of internal ground floor staircase. PP and LBC refused 10 October 2013:

Harmful to character of listed building and character and appearance of Clitheroe Conservation Area because of loss of important historic fabric (historic stair removal and new stair installation), the distortion of room shapes and obscuring of important plan form elements (new stair and wall) and erection of prominent and incongruous fencing. Contrary to ENV20, ENV19, ENV16 and G1, NPPF paragraph 17, 131 and 132 and CS Reg.22SD DME4 and DMG1. No formal pre-application advice was sought in respect to the proposals.

3/1985/0129 – c/u of part bed & breakfast accommodation. PP granted 16 April 1985.

3/1981/0073 – Demolition of no.6 Shawbridge Street and converting building at back of plot into dwelling house. Formation of pedestrian and vehicle crossing. Withdrawn.

3/1981/0218 – Demolition of listed building. LBC granted 21 April 1981.

3/1981/0403 – Conversion of old workshop to dwelling, rear of no.6 Shawbridge Street. PP granted 2 July 1981.

3/1981/0481 – Alterations/renovations, including the building in of an existing passageway to strengthen the existing building, internal works and the demolition of an existing outbuilding in order to rehabilitate the property for domestic residential accommodation. LBC granted 2 July 1981. Plans appear to indicate the movement of the stairs to their present location.

3/1981/0482 – c/u of second and third floors from warehouse to residential accommodation. PP granted 2 July 1981.

Legislation, policy and guidance

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.

Mrs Justice Lang’s recent judgement in East Northamptonshire has confirmed that ‘desirability’ means ‘sought-after objective’ and that ‘in order to give effect to the statutory duty under section 66(1), a decision-maker should accord considerable importance and weight to ‘the desirability of preserving … the setting’ of listed buildings when weighing this factor in the balance with other ‘material considerations’ which have not been given this special statutory status’.

Sections 16, 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990  - the courts have said that these statutory requirements operate as ‘a paramount consideration’; ‘the first consideration for a decision maker’ (‘Mike Harlow, Governance and Legal Director, English Heritage in ‘Legal Developments’ Conservation Bulletin Issue 71: Winter 2013)
The Ribble Valley Districtwide Local Plan (June 1998) is particularly relevant at Policies ENV20, ENV19, ENV16, G1 and H10.

The NPPF is particularly relevant at paragraph 6, 7, 8, 14, 17, 56 - 58, 60 - 61, 126, 128 – 129, 131-135, 137-138, 186- 191, 196-197, 215- 216 and Annex 2 definitions.

The HEPPG is particularly relevant at paragraph 80, 113 – 122, 142-143, 178 - 180, 182, 185 – 187 and 192.

The Ribble Valley Core Strategy Regulation 22 Submission Draft is particularly relevant at Policies DME4 and DMG1.

English Heritage state that whilst ‘The Setting of Heritage Assets’ (English Heritage, October 2011) contains references that are now out of date, it still contains useful advice and case studies. It is stated that:

 “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).

“arguments about the sensitivity of a setting to change should not be based on the numbers of people visiting it. This will not adequately take account of qualitative issues, such as the importance of quiet and tranquillity as an attribute of setting; constraints on the public to routinely gain access to a setting because of remoteness or challenging terrain; or the importance of the setting to a local community who may be few in number” (2.4).

“where the significance of a heritage asset has been compromised in the past by unsympathetic development affecting its setting …  consideration still needs to be given to whether additional change will further detract from … the significance of the asset” (2.4).

‘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. 

‘Extensions and Alterations to Dwellings: Ribble Valley Borough Council supplementary planning guidance’ (adopted September 2000) states:

‘Any extension should reflect the character of the original house and the wider locality’ (5.2). An accompanying illustration suggests that this policy applies to window details;

‘As a general rule any extension should not dominate the original house. This is particularly important in relation to buildings of historic or architectural importance’ (5.2);

‘Size – the size of an extension is an important consideration. Over-large extensions can dominate the original dwelling, they are also more likely to harm the amenities of neighbours’ (5.2) 

‘In Conservation Areas and open countryside size controls will be more strictly applied. Extensions which lead to properties becoming significantly more prominent will not be allowed. Part of the character of these areas is the stock of relatively small cottages ... it should be noted that even small extensions can be prominent if they are not carefully sited and designed … the cumulative impact of a number of smaller extensions can be as damaging as single over intensive proposals. Therefore all applications will be assessed with regard to the original dwelling’’ (5.2);

‘Windows and doors - The type of windows and doors used, and their positioning are an important part of any development. It is often best to follow the style of the original house’ (5.2).

‘Appendix 1 – Statement of Public Consultations’.

The Clitheroe Conservation Area Management Guidance (The Conservation Studio, 2006) identifies:

Traditionally, most boundaries in the Clitheroe Conservation Area are defined by stone walls, of varying heights. Sometimes, soft hedging is located behind the wall to provide greater privacy or vertical iron railings may be set on a low stone wall.

For new development in Clitheroe, it is important that local materials and detailing are used and new boundaries following the historic precedent of stone will help development to fit in to its context. Modern alternatives, such as concrete blocks, ranch-style timber fencing, or post-and-rail type fencing are not acceptable. Simple, close-boarded fencing, with timber posts, may be an alternative to stone in certain locations away from the public viewpoint but such fencing should be simply detailed, without any decoration such as a curved top or trellis.

Note is made of the Planning Inspector’s comments on appeal APP/T2350/E/08/2072213, Rodhill Lodge, Bolton By Bowland (8 August 2008; converted barn attached to Grade II listed farmhouse) “I accept that views of the proposed conservatory from the public realm would be very limited but listed buildings are protected for their intrinsic value. The fact that the conservatory would be barely visible to anyone but the appellants is not a matter to which any great weight can be attached, therefore’’ (paragraph 6).

The English Heritage ‘Listing Selection Guide: Industrial Structures’ (April 2011) states:

“Warehouses - Warehouse plans varied according to function. Bonded warehouses are characterised by small windows and a forbidding presence not unlike prisons. Other types needed light as well as security. Heavier goods tended to be stored on the lower floors whilst the upper floors were used for inspection. Packing took place in the basement, which, because of the raised ground floor, could be lit by pavement-level windows usually protected by iron grilles. Some warehouses contained specialised equipment according to the goods being handled … Most would have hoists and lifts, some hydraulically powered. Packing warehouses (for making-up, packing and dispatching goods) were sometimes occupied by several firms: the chief indicators of this are the numerous wagon entrances, loading bays and cranes” (page 13).

‘Industrial Archaeology: A Handbook’ (Palmer M, Nevell M & Sissons M, 2012) states:

“Containerisation of bulk cargoes, the rise of the combustion engine at the expense of the horse, and the introduction of the fork-lift truck with its high vertical reach made such buildings redundant by the mid-20th century” (page 273).
Submitted Information
A Heritage Addendum makes no reference to the significance of the site as required by NPPF paragraph 128 [and therefore section 10(2)(c) of the Planning (Listed Buildings and Conservation Areas) Act 1990].

‘As existing’ elevation plans are not accurate (i.e. location of date plaque and adjacent window; existing extension eaves relative to outbuilding window).

Application form Q8 states that the proposed works will not affect existing car parking arrangements.

Conclusions

In my opinion and mindful of the recent and previous comments of English Heritage, the revised scheme for external works (only) is acceptable. The replacement rear extension is of sympathetic design to its historic context and has no significant impact upon the amenity of nearby residents. The cart door replacement stone infill is an enhancement (although a condition to reduce the height of the new opening by one pane is suggested to prevent competition with historic openings). 
The existing form of the rear gable buttress (fabric remnant following 3/1981/0218) evokes a memory of the lost building element. In accordance with NPPF paragraph 132, clear and convincing justification for the proposed treatment of this walling is required.

‘New timber fence’ is referred to on the application form but no other information has been submitted and it will be necessary to refer to this in the conditions (potential implications for the conservation area, listed building setting and residential amenity).

The existing stained timber finish to windows is a modern and incongruous treatment. Mindful of the NPPF’s encouragement of the enhancement of significance, a condition is suggested to ensure the painting of new window frames and doors.

The rear elevation plans of the existing and proposed extensions appear accurate in relation to immediately adjoining windows and the neighbouring extension.



	RECOMMENDATION: That listed building consent and planning permission be approved.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














