	Report to be read in conjunction with the Decision Notice.

	

	Application Ref:
	3/2016/1070
	[image: image1.jpg]&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk





	Date Inspected:
	21 September 2016
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Internal alterations to remove current subdivision into flats and reinstate the buildings as two townhouses, including replacement of cement render and redecoration to front elevation, new rooflights and altered door opening to rear outshuts and demolition of lean-to store to rear yard.

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

	


	CONSULTATIONS: 
	Parish/Town Council

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

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections. Negligible impact on highway safety and highway capacity in the immediate vicinity of the site. 

The development is in a highly accessible town centre location with ample parking restrictions around the site. The proposed development has a similar car parking demand and traffic trip generation as the existing use of the site.

Historic amenity societies:

Consulted, no representations received.

	CONSULTATIONS: 
	Additional Representations.

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

	

	RELEVANT POLICIES:

	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:

3/2016/1053 - Replacement of 2 sash windows to front elevation and 10 casement windows to rear elevation. LBC refused 4 January 2017.
3/2016/0968 - Re-roofing works, including new and replacement rooflights. LBC granted 14 December 2016.

Pre-application advice provided 4 October 2016:

“would the works originally proposed in the pre-application submission for the first floor of No 15 be more appropriate than those in the revised plans considered on site?

 … A doorway is proposed to be sealed at the first floor of No 17. If this opening has significance, its retention would be preferred

 … The 1845 and 1880 Ordnance Survey maps appear to show outshuts to the rear of No 15 and No 17. If these are historic builds, I would be concerned at proposed demolition of the lean-to and the overtly modern remodelling (sliding doors and an excess of roof lights).

 … The proposed replacement of cement render (subject to no significant further damage to the historic fabric) and introduction of a paint scheme sympathetic to the property’s location within a historic terrace, is likely to be acceptable. 

 … internal walls had recently been stripped of plasterwork. Proposals should include details of appropriate restoration in this respect.

 … The submission of a Lawful Development Certificate is suggested in respect to clarification of any uncertainty as to present authorised use of the site”. 

3/2015/0841 - Replacement windows with minor internal alterations. LBC granted 15 April 2016. The agent confirmed following negotiation:
 “Timber double glazed sliding sashes with slim-lite glazing to the front elevation. Second floor sash windows to no.17 be left as is. Wall arrangement to bathrooms left as is. More details provided on the reversibility of the changes required for the fire protection to the stair” (1 February 2016).  

“we have agreed to omit the works to replace the windows to the rear” (17 February 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. 

The ‘existing’ and ‘proposed’ first floor plans show that two front rooms of similar size and dimension were accessed off the landing by adjacent doorways. A wall divided these rooms. 


	

	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 is typically brief and refers to the front elevation and the exterior only (see the Clitheroe list).
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.

The Historic England ‘Listing Selection Guide: Townhouses’  identifies:
 
“Houses are for living in, and inevitably change over time. Because many were built to last no more than the length of their original leases – usually 61 or (later on) 99 years – partial (or even total) rebuilding was often necessary. Sometimes, however, they were refaced, stuccoed or embellished as fashion dictated, and Georgian interiors often survive behind nineteenth-century façades. Alterations can add to special interest – many early-Georgian houses were remodelled in the late eighteenth-century Neoclassical taste, for example. Common nineteenth- or twentieth-century alterations include subdivision into flats or offices, roof extensions, or extension over the rear yard or garden. The key issue is whether alterations have seriously undermined the building’s overall interest”.
The submitted Heritage Assessment (Gary Miller Historic Building Consultancy) identifies:

“reinstate 15 and 17 to their original function as two separate town houses … The terrace to which the properties belong was built probably in the early 19th century. The appearance of 15 and 17, with their Regency style doorcases, suggests a likely date of 1820-1840. Map evidence shows the entire terrace existed by 1849. Both houses are of three storeys: 15 is one bay wide while 17 is of two, incorporating a carriage entrance to an enclosed rear yard. The size and appearance of the properties suggests they originally housed families of middle-class status” (Executive Summary).

“Both have single storey rear outriggers, originally contemporary with the main building but subsequently rebuilt” (The Site); “By the early 1930s however the outrigger of 15 had been extended/rebuilt and the privy of 17 removed” (Development of the Building); “The outrigger of 15, which was extended by the early 1930s … has received a further modern extension under a single-pitch roof. This is probably late 20th century. Number 17’s outrigger was rebuilt under an approval granted in 1996” (Further analysis: Exterior).

“Original layout. The original arrangement of the buildings has been compromised by unsympathetic mid-late 20th century alterations associated with their conversion to flats. On the ground floor, both buildings were originally entered by a hallway with a small front parlour and a dining room to the rear, separated by a lateral staircase. The outrigger would have contained a kitchen. On the first and second floor, both shared space above the carriage entrance, where their plans comprised two interlocking L-shapes. Number 15 contained a large front room and two smaller rear rooms, while 17 contained two front rooms, a rear room and a small room leading off the stair landing” (Further analysis: Interior).

“Original/early features. Few survive: the internal appearance of the building is now governed by its mid-late 20th century alteration. The visible remaining features which are original/early (i.e. early/mid 19th century to circa 1900) are: 

Common to both buildings: 
- Archways in the hallway/stair lobby 

- Staircases 

- Overlights on the second floor landings: that to 15 boarded over 

Number 15: 
- Panelled architraves of windows at front and rear ground floor of 15 and first floor front room 

- Architrave to door of first floor front room of 15 

- Batten-plank (probably circa 1900) first floor doors 

- A small cast iron mid-19th century fireplace in first floor rear room 

Number 17: 
- Wooden fire surround with Adam-style decoration in first floor front room, presently removed from the chimneybreast - Window panelling and window seat in first floor front room - Batten-plank second floor doors, probably circa 1900”.

“Significance of the listed buildings. 15 and 17 York Street form part of a terrace listed at Grade II for their special architectural and historic interest and therefore are of high importance in the national context … Surviving interior details are few … The overwhelming modernisation of these features means their significance is high as the remaining evidence of the original character of the building. Conversely the various modern additions and alterations to the building, which date from its mid-20th century conversion to flats and subsequent alterations, are of negligible significance. These include the various non-original partitions and openings, along with the extension to the outrigger of 15”.


	Proposed Development for which consent is sought:

(i) Ground floor plan form changes - blocking of ‘modern’ openings; re-opening of historic openings (evidence includes 1956 and 1995 permissions);

(ii) First Floor plan form changes - removal of ‘modern’ stud partitions; exposed wall laths (recent unauthorised work) to be re-plastered; re-configuration of No.15 not in accordance with findings of Heritage Statement (historically two rooms at back and ‘Dressing area’ part of No.17 which accessed from top of stairs) and contra to advice at pre-application stage -  i.e new lobby created – justification in Design & Access Statement and Heritage Statement questionable; frame and architraves proposed to be removed from doorway off landing at No.17 – of historic appearance in height and mouldings but Design & Access Statement  identifies this to be ‘a more recent opening’ (issue discussed at pre-application stage);
(iii)  Second Floor plan form changes - removal of ‘modern’ stud partitions; exposed wall laths (recent unauthorised work) to be re-plastered; new partition at top of stairs and door removed to create an en-suite (Heritage Statement identifies batten-plank doors to be significant feature of No.17 Second Floor) – introduced in revised pre-application plans and missed in respect to specific formal comment – discussion omitted from Heritage Statement – requires NPPF paragraph 132 justification;
(iv) Demolition of 1975 lean-to at Ground Floor extension. However, no change to pre-application proposals in respect to overtly modern re-modelling of extensions e.g glazed aluminium sliding doors (Heritage Statement equivocal in respect to significance of extension to No15);

(v) Replacement of cement render (with lime) to front elevation of No.17. No justification submitted for potentially harmful works to fabric;
(vi) Site inspection 8 December 2016 identified the rear elevation having been re-pointed in a cement based mortar.
 

	Impact upon special historic and architectural interest, listed building setting and character and appearance of Clitheroe Conservation Area:

In my opinion, the proposals to restore the listed buildings to townhouses are largely acceptable and welcomed. However, further justification (including confirmation that there are no less damaging alternatives e.g. as shown in 3/2015/0841) is required for the plan form changes at No 15 First Floor rear rooms and No 17 First Floor new landing as well as proposed aluminium sliding door opening to No 15 Ground Floor extension which are ostensibly harmful (mindful of: the requirement at NPPF paragraph 132; the duty at section 16 of the Act – see ‘Legal Developments: The Big Issue of Little Harm’ in Historic England Conservation Bulletin No. 73 Winter 2014 and the legal case Guinness, 2014; the Heritage Statement identification of remnant historic plan form “The overwhelming modernisation of these features means their significance is high as the remaining evidence of the original character of the building”; ‘Making Changes to Heritage Assets’, HE 2016 paragraph 45 and ‘Managing Significance in Decision Taking in the Historic Environment’, HE 2015 paragraph 28 i.e. cumulative impact of incremental small-scale changes.

	

	Observations/Consideration of Matters Raised/Conclusion:

Therefore, in giving considerable importance and weight to the duties at section 16, 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990, in giving ‘great weight’ to the conservation of the designated heritage assets (NPPF paragraph 132) and in consideration to Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy, I would recommend that listed building consent be granted conditionally.


	RECOMMENDATION:
	That listed building consent be granted.


