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	Date Inspected:
	8/12/16
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Re-roofing works, including new and replacement rooflights.

	Site Address/Location:
	15-17 York Street Clitheroe BB7 2DH

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of the proposed works.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	RVBC Countryside:

(pre-app 12/10/16) 
	There does not seem to be any potential risk to bats, any consent just needs the cautionary note:

In the event that any bats are discovered/disturbed during any operation for roofing repairs, work should cease until further advice has been sought from the licenced ecologist who carried out the initial bat survey.

	Historic amenity societies:
Consulted, no representations received.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Planning (Listed Buildings and Conservation Areas) Act 1990 

National Planning Policy Framework (NPPF) 

National Planning Policy Guidance (NPPG)

Clitheroe Conservation Area Appraisal 

Ribble Valley Core Strategy:

Key Statement EN5 – Heritage Assets 

Policy DMG1 – General Considerations

Policy DME4 – Protecting Heritage Assets 



	Relevant Planning History:

Pre-application advice was provided in respect to urgent works in October 2016:

“I would confirm that the Borough Council would be happy to receive all information about the emergency works (necessary loss/alteration of the fabric – photos and/or site inspections) to minimise any issues in respect to section 7 and 9 of the Act.
In my understanding, the authorisation of works under section 7 of the Act can be through the granting of listed building consent (retrospectively – and not easy unless comprehensive records of works have been kept) or by building control authorisation. I have kept a record of our discussions should RVBC receive a complaint about works in progress (see section 9(3) of the Act). 

I have discussed the issue with David Hewitt, Countryside Officer who advices:

“ does not seem to be any potential risk to bats, any consent just needs the cautionary note:

In the event that any bats are discovered/disturbed during any operation for roofing repairs, work should cease until further advice has been sought from the licenced ecologist who carried out the initial bat survey””.

3/2015/0841 - Replacement windows with minor internal alterations. LBC granted 15 April 2016. 

3/2014/0950 - Retention of unauthorised works for the formation of minor internal alterations including formation of two doorways and construction of timber partition wall at first floor flat 15a York Street. LBC refused  23 May 2016.
17 York Street

3/1996/0102 – Demolition of existing kitchen and rebuilding (the existing kitchen is beyond economic repair). LBC granted 29 March 1996.

3/1995/0711 & 0712 – C/u of ground floor rooms from former hairdressers into self-contained flat. PP and LBC granted 21 December 1995.

6/2/497 – Conversion dwelling to hairdressing salon and flat. PP granted 17 August 1956. 



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

‘Nos 11 to 23 (odd) York Street’ is a Grade II listed terrace (one entry in the list; 30 September 1976) of the C18 and early C19 prominently sited within Clitheroe Conservation Area. The list description identifies that the Grade II listed “Nos 11 to 23 (odd), Stanworth House and Clitheroe Royal Grammar School for Boys form a group”. The site is also within the setting of the Grade II listed Nos 2-18 York Street, The Grand Cinema, 34-38 York Street, 22 and Rock House Church Street and 2-4 Church Brow. The list description does not refer to the roof, roof material or roof structure.
The Clitheroe Conservation Area Appraisal (The Conservation Studio consultants; adopted by the Borough Council following public consultation 3 April 2007) identifies:

 “the architectural and historic interest of the area’s buildings; the distinctive skyline ;a pleasing historic townscape enhanced by the town’s changes of level and curves in the old streets” (Summary of special interest)
“in the early 19th century, as a result of the growing industrial base, development spread south-west (Whalley Road and Moor Lane) and north-east (York Street and King Street)” (Location and context).

“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” (General character and plan form).

“The construction of the first textile mills and the opening of new turnpike roads led to the first major expansion of the town and the construction of new streets, Moor Lane, York Street and King Street. By 1851 the population had risen to 7,000 and there were nine textile mills working in Clitheroe. Housing for the mill workers was located away the town centre beside the new mills” (Origins and historic development).

“the Chatburn turnpike, to the north of the town, stimulated the construction of a new northern approach road, York Road (c1820), leading directly to the Market Place, cutting through burgage plots on Wellgate” (Definition of the special interest of the conservation area: activities and uses).

“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 friezes” (Architectural and Historic Character).

“the prevalent roof material in the conservation area is Welsh slate which became more readily available after the arrival of the railway in the mid 19th century. Viewed from a high point such as the Castle, the roofscape is dominated by slate … Chimneys are a significant element of the conservation area’s lively roofscape which is also enhanced by the turrets and pinnacles of the town’s many churches and chapels. Typically, chimneys are constructed in stone with clay pots” (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” (Clitheroe Conservation Area and its Character Area 1: Clitheroe’s Historic Core: Principal Negative Features).

“Historic character and appearance including 88 listed buildings” (Clitheroe Conservation Area Strengths: The most important positive features).

Loss of original architectural details (Threats to the Clitheroe Conservation Area).

The Townscape Appraisal Map wrongly identifies the status of 11-23 York Street.


	Proposed Development for which consent is sought:

The poor condition of the roof was brought to the attention of the Borough Council by a previous applicant and agent in December 2015 (see email 04/01/16 re: progress with emergency works). Recent pre-application advice (see email 21/10/16) has similarly encouraged early attention to necessary repairs.
Works were largely complete by the site meeting of 8 December 2016.  It was confirmed that roof timbers (including purlins) had been found to be in good repair. A sample of replacement metamorphic slate (not all existing can be re-used) was submitted for consideration on 14 December 2016 – in my opinion, this is acceptable.

In my opinion, the replacement and proposed roof lights are not visually prominent and are acceptable.     

	Landscape/Ecology:

I am mindful of the comments of the Borough Council’s Countryside Officer and would agree to the suggestion of a cautionary note in respect to any bats discovered/disturbed. 

	

	Observations/Consideration of Matters Raised/Conclusion:

In my opinion, the proposed roof repair works are necessary and welcomed.  The proposed roof lights (subject to details by condition) have an acceptable impact upon the special architectural and historic interest and setting of the listed buildings and the character and appearance of Clitheroe Conservation Area.  
Therefore, in attaching considerable importance and weight to the statutory duties at section 16, 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 Policy DME4, I would recommend that listed building consent is granted.



	RECOMMENDATION:
	That listed building consent is granted.


