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	Date Inspected:
	04/11/16
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Upgrade of existing ground floor hairdressing salon facilities and creation of two bedroom apartment above including demolition of existing rear kitchen extension and replacement with new single storey extension to rear, general internal structural improvements and the provision of an additional parking space within the existing rear garden.

	Site Address/Location:
	18 Parson Lane Clitheroe BB7 2JN.

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections. Should have a negligible impact on highway safety and highway capacity in the immediate vicinity of the site. The proposed apartment would have similar same car parking requirements as the business. Condition suggested requiring the car parking and manoeuvring scheme to be marked out in accordance with the approved plan before the use of the premises.

	Historic England:
	

	Do not consider it necessary for this application to be notified to Historic England.
(24 October 2016 - in respect to LBC application 3/2016/0918) 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 in the absence of a LBC application) No comments received.



	CONSULTATIONS: 
	Additional Representations.

	Letter of objection received from residents of  2 The Stables, Parsons Mews in respect to parking and noise disturbance which makes the following points:
Two bedroom apartment created but only one additional parking space - where do new tenants park. Visitor parking? Provision of one parking space as part of sale - only way into the rear will be through this parking space – will this disappear? If not, disruption from vehicle manoeuvring.  The applicant now ignores the ‘single’ allocated space (hairdressing staff; customers; visitors). Lack of existing parking spaces (even with occupants at two of the three flats at 20 Parson Lane being without vehicles) - the courtyard/parking area to the rear of Parson lane is abused by businesses and shoppers within this private, quiet residential area. Any conditions can be discounted as not enforceable. Further traffic will bring further unwanted noise disruption at what could be anytime of the day or night.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Key Statement EN5 – Heritage Assets 

Policy DMG1 – General Considerations

Policy DME4 – Protecting Heritage Assets 

Planning (Listed Buildings and Conservation Areas) Act 1990 

National Planning Policy Framework (NPPF) 

National Planning Policy Guidance (NPPG) 

Clitheroe Conservation Area Appraisal



	Relevant Planning History:

No pre-application advice has been sought in respect to the proposed development.

3/2016/0918 – Replacement single storey extension, general internal structural improvements, provision of additional parking space. LBC under consideration.

3/1989/0033 – Re roofing using new Welsh blue slate rebuilding chimney stacks (re-using existing masonry) at 18/20 Parson Lane. LBC granted 24 March 1989. 
3/1988/0316 - Installation of street lighting bracket, service box and cable. LBC granted 7 June 1988.
6/2/LA 98 – C/u of retail shop and dwelling into 2 dwellings and erection of 2 garages. PP granted 22 June 73. Does not appear to have been implemented. ‘As existing’ plans similar to those now being considered. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

‘18 and 20 Parson Lane’ is an early C19 Grade II listed building (30 September 1976) prominently sited within Clitheroe Conservation Area. The list description typically refers to the front elevation only and identifies the site to be within the setting of a number of listed buildings:

“Nos 16 to 20 (even), New Inn, Nos 28 to 36 (even) form a group”.
The site is also within the setting of ‘1-3 Parson Lane’ (Grade II), Clitheroe Castle and outbuildings (Grade I listed and scheduled monument Keep; Grade II) and Clitheroe Castle Historic Park and Garden (Grade II).

The 1848 and 1886 OS maps suggest the rear extension was built sometime between these dates.

The Clitheroe Conservation Area Appraisal (The Conservation Studio consultants; adopted by the Borough Council following public consultation 3 April 2007) identifies:
Nos 12-14 Parson Lane and Nos 1-2 The Stables to be Buildings of Townscape Merit making a positive contribution to character and appearance (Townscape Appraisal Map);
“The architectural and historic interest of the area’s buildings, 88 of which are listed”; “The prevalent use of local building stone” (Summary of special interest). 
“on the south side of the town, the main road into the town came from Edisford. This route curved round the north side of the Castle on its west side, today’s Parson Lane. This medieval pattern of streets remained relatively unaltered until the end of the 18th century and is illustrated in Lang’s map of 1766” (The effect of historical development on plan form).
“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” (Architectural and historic character).

“Stone is the most prevalent walling material, used for the construction of prestigious banks and chapels as well as modest cottages. Boundary walls of local stone are also common and stone setts and stone paving slabs are a feature of the conservation area’s historic floorscape … 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” (Building materials and local details).
“Loss of architectural detail (original windows, doors etc); Insensitive alteration of historic buildings; 

Twentieth century development that fails to preserve the historic character and appearance of the 
conservation area; Poor condition of building at rear of New Inn and no. 16 Parson Lane” (Principal 

negative features Character area 1: Clitheroe’s historic core).
“Building at rear of New Inn and no. 16 Parson Lane is in a poor condition” 

(Opportunities within the Clitheroe Conservation Area: Sites for enhancement).
“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” (Threats to the Clitheroe Conservation Area: Loss of original architectural details).

“A number of historic buildings are in a poor state of repair … building at rear of New Inn and no. 16 

Parson Lane. Building owners should be encouraged to undertake repair and restoration works” 

(Improvements to the public realm: drawn out of the list of ‘negatives’ …  identifies where, and how, 

the qualities that provide the special interest of the conservation area can be reinforced).

The site is within Clitheroe Shopping Centre (Policy S1 of now defunct Ribble Valley Local Plan, 1998) 

and immediately adjoins residential properties to the north, east and west. The site faces Clitheroe 

Castle Park.



	Proposed Development for which consent is sought:

The application form states existing use to be “Ground Floor commercial; First/Second Floor domestic. It is proposed to reconfigure the internal plan, rear elevation, extension and car parking to provide a self-contained apartment at the first and second floor. 
The submitted Heritage Statement is not of sufficient detail to understand the impact of every element of the works on the significance of the listed buildings and conservation area as required by NPPF paragraph 128.  


	Impact upon the listed building, the setting of listed buildings and Clitheroe Conservation Area

	The impact of changes to the interior fabric and planform (not requiring planning permission) will be examined in detail in LBC application 3/2016/0918.

In my opinion, the proposal has a harmful impact upon the special architectural and historic interest of the listed building, the setting of adjoining listed buildings and the character and appearance of Clitheroe Conservation Area because of the loss of important historic fabric and design. The rear extension is of traditional form and materials and may have been constructed soon after the principal structure. Window (vertically in-line) and door openings are the most important and distinct design feature of both front and rear elevations – the proposals result in the loss of the ground floor 2/2 pane sash window opening, introduce a new doorway where no opening has previously existed and include the enlargement of (what appears to be) a relatively recent window opening with disruption to the late Georgian architectural intention of both Nos 18 and 20 Parson Lane (of similar and contemporary build). Mindful of NPPG, I am also concerned at the cumulative impact of harmful window and door opening works (see No 16 window form and No 20 plastic windows) to the listed building group. 
The proposed extension results in the obscuring of the original and only ground floor window opening.

No details of car park space construction (including levels) have been submitted. However, the existing garden area will be replaced with a formalised (see LCC Highways comments) and open hardstanding resulting in a modern and engineered immediate setting to the listed buildings.
I am mindful that listed buildings are an important element of Clitheroe Conservation Area character and appearance (Appraisal: Summary of special interest) and the impact of the loss of architectural detail.


	Land use issues:
In my opinion, the principle of re-use of the upper floors of commercial premises for residential use in Clitheroe town centre is acceptable.

	Highways issues and residential amenity:

I am mindful of the concerns of local residents in respect to the existing and future operation of car parking in this location and of the comments of LCC Highways. I consider the proposals to have an acceptable impact upon highway safety and the amenity of local residents. 


	

	Observations/Consideration of Matters Raised/Conclusion:

In consideration to NPPG (‘substantial harm is a high test, so it may not arise in many cases’) the harm to the designated heritage assets (listed building special architectural and historic interest, listed building setting and conservation area character and appearance) is ‘less than substantial’. NPPF paragraph 134 requires that any ‘public benefits’ be considered. In my opinion, the re-use of upper floors for housing and contractor employment are important public benefits but mindful of the statutory duties, national and local policy and the absence of any information to suggest the proposed works are the only means by which these benefits can be achieved, I do not consider the harm to the designated heritage assets to be outweighed. 

Therefore, in attaching considerable importance and weight to the statutory duties at section 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990), in giving great weight to conservation and with regard to Core Strategy Key Statement EN5 and Policies DME4 and DMG1 I would recommend that planning permission is refused.


	RECOMMENDATION:
	That planning permission be refused for the following reason

	01
	The proposal is harmful to the special architectural and historic interest of the listed building, the setting of adjoining listed buildings and the character and appearance of Clitheroe Conservation Area because of the loss of important fabric, design and site landscaping resulting from demolition of the existing extension, loss of the Ground Floor window opening, enlargement of the First Floor window opening, installation of the Ground Floor doorway and replacement of garden with car parking.This is contrary to Core Strategy Key Statement EN5 and Policies DMG1 and DME4 and the National Planning Policy Framework Paragraph 17 (conserve heritage assets in a manner appropriate to their significance), Paragraph 60 (reinforce local distinctiveness), Paragraph 131 (development sustaining and enhancing the significance of heritage assets and positively contributing to local character and distinctiveness) and Paragraph 132 (great weight to conservation).

	
	


