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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL:

No objections.

LCC HIGHWAYS:
No highway concerns. No objection on highway grounds.

HISTORIC ENGLAND:
Do not need to notify or consult Historic England.

ADDITIONAL REPRESENTATIONS:

No letters of representation have been received on this application. However, in respect to LBC application 3/2017/0680, Clitheroe Civic Society comments that it is broadly in favour and supportive of all applications which seek to bring unused, or under used, upper stories of town centre properties into fuller use (particularly Conservation Area and Listed Buildings). Historic fabric, general amenity and public safety over greater periods of the day are all improved (see HE studies).CCS supports this application in principle for these reasons. 
However, there is a lack of detailed information and description provided in this application to be able to make a meaningful assessment of the impact and implications on this Listed Grade II property set within the Conservation Area.

Recommend deferral pending the submission of adequate detailed information to support the application. A professional consultant with experience of working with historic buildings will usually be aware of such basic requirements. In this instance, it may well require a detailed explanation to the applicant and/or their agent of what should be provided.

1.
Site Description and Surrounding Area
1.1
‘18 and 20 Parson Lane’ is an early C19 Grade II listed building (30 September 1976) prominently sited within Clitheroe Conservation Area and the setting of other listed buildings. The list description refers to No 18 Parson Lane’s shop front (now hair salon). The rear elevation is visible to the public (with the Castle Keep as a backdrop) from Newmarket Street/Market car park and the walkway between Market car park and Castle Street. The list description confirms the listed building’s townscape and streetscape importance in identifying “Nos 16 to 20 (even), New Inn, Nos 28 to 36 (even) form a group” (all Grade II listed).

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 (subject to extensive proposed works) 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 the importance of curtilage structures, secondary elevations and C18 neo-classical details (including sash windows) to conservation area character and appearance:


Nos 12-14 Parson Lane, Nos 1-2 The Stables and Eastham House are shown on the Townscape Appraisal Map to be Buildings of Townscape Merit making a positive contribution to character and appearance. Nos 1-2 The Stables is immediately to the rear and faces the application site; Eastham House forms another side of the courtyard to the rear of the application site;


“The architectural and historic interest of the area’s buildings, 88 of which are listed” (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).


“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).

“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).


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.

A Heritage Assessment has been submitted which identifies:


“No 18 Parson Lane comprises an early 19th century town centre terraced building, in which the commercial role of a shop was historically combined with living accommodation to the rear and upper floors, a dual function which has been retained in the fabric of the present building” (7.1)


“Internally, the essential plan form of the building has not been altered” (7.4)


“historic plan-form is largely intact … interior was relatively plain” (7.6) 


“The essential plan which is present on all three main storeys is a two-roomed arrangement, of front and back rooms, with a continuous brick cross-wall rising through the centre of the building. On each floor, the original staircases are attached to this cross-wall, and contain important original fabric and details (panelling, newel and balustrades), so these are fundamental to the building’s historic and architectural significance” (7.5)

“Externally, the front elevation makes a very important contribution to the setting of the listed building and the conservation area, through the traditional shop front, and the original openings to the two upper floors, and although none of the window frames here are original, they are of traditional form. The plain and modest, yet aesthetically pleasing arrangement of openings is important” (7.2)

“The building’s rear elevation is less notable, but nonetheless is a significant aspect of both the individual heritage asset and the conservation area. The simple pattern of vertically aligned window openings has been retained, although the later soil pipes and inserted bathroom window diminish the value of the overall appearance. The small rear kitchen extension is a mid 19th century addition which sits well with the original building” (7.3)

“The rear elevation … the three original openings have sashes similar to those at the front” (6.3)

“single storey extension, built as a lean-to against the boundary, and with a single pitch, blue slate roof” (6.4)

2.
Proposed Development for which consent is sought
2.1
It is proposed to self-contain the residential accommodation at first and second floors with alterations to the (i) rear elevation, (ii) historic extension and (iii) interior planform special architectural and historic interest of the listed building:

i)
A doorway is proposed to be created at First Floor of the rear elevation (to the left-side of the vertical line of sash windows). A steel dog-leg and balconied staircase is proposed to traverse the elevation and its features from Ground Floor right-side to First Floor left-side;
ii)
It is proposed to change the original lean-to roof of the historic extension to a double-pitch roof. The existing door is shown to be blocked and a new door proposed to be   created immediately adjoining this
iii)
It is proposed to block historic staircase access at Ground – Cellar and Ground –First floors (no details submitted). It is proposed to further subdivide the rear First Floor room and to create two new rooms at Second Floor (the Second Floor is the only floor retaining a completely unaltered two-room plan form) including creation of a landing (including enclosure of the historic stairs) and new toilet/bathroom. 

It is also proposed to replace most of the rear garden with a second car parking space. 


The application submission includes a Planning Assessment (5 January 2017) which suggests that the proposed residential accommodation is to be occupied by the property owner:


“the applicant has retained 18 Parson Lane … the applicants parents have offered to pay for all proposed refurbishment works to 18 Parson Lane. Clitheroe, in the meanwhile of their daughter living in rented accommodation”.

3.
Relevant Planning History

Post decision (3/2016/0918 & 0831) advice provided 29 November 2016, 31 January 2017 and 16 May 2017.

The latter states:


“Unfortunately, a significance assessment has not been submitted (NPPF Paragraph 128) for reference in the consideration of the impact of proposed works (I am mindful of John Macholc’s reference to the need for such information in his letter of 31 January 2017). However, it appears that this prominent building of national importance has been little altered and retains much of its architectural and historic interest including plan form and external appearance”. 


“The draft ‘001’ plans indicate the retention of the historic staircase which is to be welcomed. However, in my opinion the loss of fabric, plan form and elevation character in the installation of an incongruous first floor door opening, the formation of external staircase and landing (which cuts across the historic extension and ground floor sash window) and radical changes to the plan form at first and second floors is harmful. I would therefore suggest that further consideration be given to the necessity/justification for these elements of the scheme and whether less harmful works could achieve the same objective”. 


3/2016/0918 - Replacement single storey extension, general internal structural improvements, provision of additional parking space. LBC refused 7 November 2016.


3/2016/0831 - 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. PP refused 7 November 2016.


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 – Change of use of retail shop and dwelling into 2 dwellings and erection of 2 garages. PP granted 22 June 1973. Does not appear to have been implemented (‘As existing’ plans similar to those now being considered). 

4.
Relevant Policies

Ribble Valley Core Strategy:


Key Statement EN5 – Heritage Assets

Key Statement HS1 – Housing Provision

Key Statement EC1 – Business and Employment Development

Policy DMG1 – General Considerations


Policy DME4 – Protecting Heritage Assets 


Policy DMR1: Retail Development in Clitheroe

Policy DMB1 – Supporting Business Growth and the Local Economy


Planning (Listed Buildings and Conservation Areas) Act 1990. ‘Preservation’ in the duties at sections 16, 66 and 72 of the Act means “doing no harm to” (South Lakeland DC v. Secretary of State for the Environment [1992]). 


Clitheroe Conservation Area Appraisal


National Planning Policy Framework (NPPF) 


National Planning Policy Guidance (NPPG) 

5.
Assessment of Proposed Development
5.1  
Impact upon the special architectural and historic interest of the listed building, the setting of listed buildings and the character and appearance of Clitheroe Conservation Area:
5.1.1
The duty at Section 66 (1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states: 
           “In considering whether to grant planning permission for development which affects a listed building or its setting, the local planning authority or, as the case may be, the Secretary of State 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”.
5.1.2
The duty at Section 72 (1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states: 
            “In the exercise, with respect to any buildings or other land in a conservation area … special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area”.

5.1.3
The submitted Heritage Statement identifies that this listed building (all elevations and interior) retains its special historic and architectural interest and national importance. Additionally, 18 Parson Lane makes a significant contribution to the setting of a number of listed buildings (including those in the townscape group identified in the list description) and Buildings of Townscape Merit and the character and appearance of Clitheroe Conservation Area. In my opinion and mindful of the Heritage Statement and Clitheroe Conservation Area Appraisal assessments above, the proposed works are harmful to the special architectural and historic interest and significance of the listed building, the setting of listed buildings in the group and the character and appearance of Clitheroe Conservation Area.

5.1.4 
The First Floor door opening results in the loss of important historic fabric and is incongruous and conspicuous. The Heritage Statement identifies that the rear elevation “is a significant aspect of both the individual heritage asset and the conservation area” which is derived from the “simple pattern of vertically aligned window openings”. I would concur that the existing much smaller “inserted bathroom window diminish(es) the value of the overall appearance”. Furthermore, the steel staircase transects and obscures the neo-classically inspired pattern and form of openings. 

The Adopted Core Strategy states: 


“Proposals within … a conservation area will be required to conserve and where appropriate enhance its character and appearance and those elements which contribute towards its significance.


This should include considerations as to whether it conserves and enhances the special architectural and historic character of the area as set out in the relevant conservation area appraisal. 


… In the conservation areas there will be a presumption in favour of the conservation and enhancement of elements that make a positive contribution to the character or appearance of the conservation area.


Alterations … to listed buildings … which cause harm to the significance of the heritage asset will not be supported.


Any proposals involving the demolition or loss of important historic fabric from listed buildings will be refused unless it can be demonstrated that exceptional circumstances exist” (Policy DME4).


‘Making Changes to Heritage Assets’ (Historic England, February 2016) identifies: 

“Doors and windows are frequently key to the significance of a building” (paragraph 15).


“New openings need to be considered in the context of the architectural and historic significance of that part of the asset and of the asset as a whole” (paragraph 43).

The Oxford Dictionary of Architecture (James Stevens Curl, 2000) states of ‘Neo-Classicism’:


“the movement as a whole … favoured clarity, stereometrical purity of form, and a lack of superfluous ornament or fussiness to evoke the Antique”.
5.1.5 
I concur with the Heritage Statement that the “mid 19th century addition … sits well with the original building”. In my opinion, the proposed alteration to roof form and opening arrangement is profound in the context of this structure and unsympathetic to the historic and architectural character of the listed building. 


The Clitheroe Conservation Area Management Guidance identifies:


“The roof is nearly always a dominant feature of a building and the retention of its original structure, shape, pitch, cladding and ornament is important”.

             The addition is not currently highly visible to the public but I note the comments of the Planning Inspector at APP/T2350/E/08/2072213, Rodhill Lodge, Bolton By Bowland (8 August 2008):


“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).

5.1.6 
Mindful of the ‘Threats’ and negative features identified in the Clitheroe Conservation Area Appraisal, I also have concerns as to the cumulative impact of works to the rear of the building group which has already been subject of  harmful window and door opening works.


The Historic England Governance and Legal Director identifies in ‘The Big Issue of Little Harm’ (see below) that:


“If we are to look after what matters about our historic buildings and sites – their heritage significance – then we need to not just worry about the major proposals for change, but also about the cumulative effect of the small things. 


Fortunately, heritage planning law and policy is as concerned with the small changes as it is with the big”.

5.1.7 
NPPF paragraph 132 requires that “great weight should be given to the asset’s Conservation” and “as heritage assets are irreplaceable, any harm or loss should require clear and convincing justification”. 

The combination of retail and residential use of the property is a very long standing, apparently successful and important element of both historic and architectural interest (“the commercial role of a shop was historically combined with living accommodation to the rear and upper floors, a dual function which has been retained in the fabric of the present building”, Heritage Statement). Mindful that accommodation refurbishment is for the property and shop owner, it is not understood why such extensive and harmful works are required.

 5.1.8 
NPPG states that “substantial harm is a high test, so it may not arise in many cases” and I consider the harm to the special architectural and historic interest of the listed building to be ‘less than substantial’. NPPF paragraph 134 requires that this harm be weighed against any public benefits of the proposal. The submitted information does not suggest any immediate building repair or maintenance issues only a historically recent underuse of upper floors. In my opinion and mindful of the weighting to be given to the preservation of the listed building, the greater use of upper floors does not outweigh the harmful impact of proposed works.
5.2 
Land use issues: In my opinion, the continued use of the upper floors of this commercial premise for residential accommodation (its historic use) in Clitheroe town centre is acceptable.

5.3 
Residential Amenity: I have not received any concerns from RVBC Environmental Health. In my opinion, the proposed works have an acceptable impact upon residential amenity.
5.4 
Highway Safety and Accessibility: LCC Highways raise no highway concerns and I am satisfied that the proposals have an acceptable impact upon highway safety.
6.
Observations/Consideration of Matters Raised/Conclusion
6.1 
I am mindful of the concerns of Clitheroe Civic Society in respect to the application information submitted. However, I am satisfied that pre-application advice from officers has now resulted in sufficient information (including a Heritage Statement that meets the requirements of NPPF paragraph 128 in respect to being ‘sufficient to understand the potential impact of the proposal’ and assessment using ‘appropriate expertise’) being submitted to determine the application. 

However, I do agree that it is not clear from submitted information whether or not the mid-nineteenth century addition is to be extended - the proposed elevation drawings appear to show its west elevation being extended to part obscure the Ground Floor historic window.
6.2 
The Historic England Governance and Legal Director identifies in ‘The Big Issue of Little Harm’ that:

“Any harm is to be given ‘great weight’ whether it is serious, substantial, moderate, minor or less than substantial. Whatever adjective you choose to describe it and however the harm is caused – directly or through an impact on the setting – every decision should acknowledge the general priority afforded to heritage conservation in comparison to other planning objectives or public benefits”.

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), in consideration to NPPF paragraph 17 (conserve heritage assets in a manner appropriate to their significance), paragraph 60 (reinforce local distinctiveness) and paragraph 131 (development sustaining and enhancing the significance of heritage assets and positively contributing to local character and distinctiveness) and in consideration to Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy I would recommend that planning permission be refused.
RECOMMENDATION: That planning permission be REFUSED for the following reason:
1.
The proposal is harmful to the special architectural and historic interest of the listed building, the setting of listed buildings in the group and the character and appearance of Clitheroe Conservation Area because of the loss of important fabric and design resulting from the incongruous and conspicuous First Floor door opening, the dog-leg and balconied steel staircase and extensive remodelling of the mid 19th century addition. This is contrary to Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy.
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