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	Development Description:
	A domestic first floor extension and link to existing dwelling above an existing detached garage to provide additional bedroom accommodation.

	Site Address/Location:
	23 Church Street Clitheroe BB7 2DD.

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Historic England:
	

	Do not wish to offer any comments. Suggest seeking the views of the RVBC specialist conservation and archaeological advisers.
Historic amenity societies:

Council for British Archaeology: 
Summary 
23 Church Street is a Listed Grade II heritage asset, the rear wing of the listed Grade II 21 Church Street, part of a group of Georgian town houses from 1 – 23 (odd numbers) that front the west side of Church Street. The site lies within the Clitheroe Conservation Area. The proposal to extend the existing rear dwelling, 23A will harm the significance of a number of heritage assets including 21 & 23 Church Street, St Mary Magdalene Church, and the Clitheroe Conservation Area. The CBA objects to this application.
Significance 
23 Church Street is a Listed Grade II heritage asset, the rear wing of the listed Grade II 21 Church Street, part of a group of Georgian town houses from 1 – 23 (odd numbers) that front the west side of Church Street. Church Street lies within Character Area 1, the Historic Core, as defined in the Clitheroe Conservation Area Appraisal (CCAP 2006). The Conservation Area Appraisal notes that one of Clitheroe’s defining ‘special interests’ is, “Church Street, the best area of Clitheroe’s historic townscape.” (CCAP, page 4). 

The rear gardens of 15 to 23 Church Street together with the churchyard of St Mary Magdalene Church are one of three notable open spaces in the Conservation Area.

Church Street was the principle route into the town centre and St Mary Magdalene Church together with its impressive boundary wall against Church Brow forms a key gateway feature into the Conservation Area. 21 Church Street is a landmark building and together with 23, form a significant group of buildings on Church Street. 

23 Church Street and buildings to the rear are clearly visible from the top of Church Brow through to the gated entrance into the application site. The application site is also clearly visible from the Listed Grade II* St Mary Magdalene Church and its churchyard.

21 and 23 Church Street together with their settings make a significant positive contribution to the character and appearance of the Clitheroe Conservation Area. Both properties form a key group of buildings that include 1 – 19 Church Street and St Mary Magdalene Church. The application site contains a single story detached garage that has a neutral impact on the significance of the listed buildings and the setting of the Conservation Area.

Comments 
Any form of extension to existing buildings in highly sensitive areas will always be challenging. The applicant proposes radical change to the existing site layout through incorporation of the existing single story garage into a two story side extension to number 23A Church Street. This will result in several important impacts on the heritage significances detailed above.
Views into the site from the adjoining churchyard, from Church Brow and from Church Street will be altered. The two story extension will cause harm to these views. Currently, glimpsed views from Church Street through the site show trees beyond, clearly illustrating the continuation of the notable open space to the rear which includes the churchyard. A two story extension in this location will effectively block this view and fully enclose the site bounded by 21 and 23 Church Street and the churchyard wall. Visitors to the Church and churchyard will be faced with an over topping blank wall forming the north facing side of the extension. The proposed extension will harm the character and appearance of the Clitheroe Conservation Area, and the setting of St Mary Magdalene Church.

The existing rear extension to 23 Church Street and the detached garage date to the early 1980’s. The form of this extension is reasonably respectful of the listed building and generally in harmony with Clitheroe’s historic approach to back plot development. The proposal to extend this across the width of the plot at two stories will radically depart from this process, and have an adverse impact on the setting of the listed building and its architectural and historic interest. The massing of this proposed new build will harm the significance of the listed building (23 Church Street), and the setting of St Mary Magdalene Church. The garage doors, with accommodation above represents a form of building design unsuitable to this sensitive location.

Conclusion and Recommendation 
The CBA objects to this application on the grounds that it will result in harm to the architectural and historic interest of 21 and 23 Church Street and harm to the character and appearance of the Clitheroe Conservation Area and the setting of St Mary Magdalene Church. This harm may be substantial. The application is contrary to NPPF paragraph 132, which requires applicants to provide “clear and convincing justification” for proposals which cause harm or loss to the significance of the heritage asset. 

The special qualities of Clitheroe’s historic townscape, including the importance of Church Street and the nature of historic development of back land will also be harmed.
RVBC Countryside:

Bat and tree protection conditions suggested.
LCC Highways:

The fourth bedroom would raise the parking requirement for the building from two to three. The alteration will retain the present garage but the plans do not indicate that the building has the correct parking. The site check indicated that the house shares a court yard with Nos 21 and 21A Church street and that bays were signed as allotted to the NFU as one of the neighbours. LCC Highways require assurance that within the court yard there is parking for two vehicles excluding the garage space.

If the extent of the allotted parking is sufficient then LCC Highways would not raise concerns. Failing this LCC Highways would need assurances that there is space for three vehicles close to the property.

(26 January 2018 and following receipt of additional plans) As the proposal is to maintain the garage parking space and they have two courtyard parking places, LCC Highways believes that the parking requirement has been met. Therefore, no objections on highway grounds.



	CONSULTATIONS: 
	Additional Representations.

	

	

	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. 

Clitheroe Conservation Area Appraisal

National Planning Policy Framework (NPPF)

National Planning Policy Guidance (NPPG)



	Relevant Planning History:

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

3/1998/0266 & 0267 – Conservatory extension. PP and LBC granted 2 July 1998 and 26 June 1998.  
3/1981/0593 – Garage for recently created dwelling. PP granted 10 June 1982. Has been implemented.
3/1980/0560 – Alterations and extensions to form separate dwelling. PP granted 24 July 1980.
3/1980/1202 – Alterations and extensions to existing building to form dwelling house. PP granted 9 December 1980. This has been implemented and includes the two storey rear/side extension, the remodelling of the historic rear (west) elevations and alteration to the historic two room planform of this element of the historic rear range.
3/1975/1233 – Conversion of existing buildings and extension to form dwelling. PP granted 15 December 1975. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

23 Church Street is a Grade II listed building (‘The rear wing of No 21’; listed 19 May 1950) prominently sited in Clitheroe Conservation Area. The list description identifies:
“The rear wing of No 21 (qv). 2 storeys in stone, rough rendered, with 3 windows, moulded stone surrounds, hung sashes with glazing bars. Ground floor altered, but has re-used moulded C17 doorway with cornice and chamfered jambs. Window of 4 lights. A rainwater head to angle with No 21 bears initials P (over) IM and date 1757”.


21 Church Street is a Grade II listed building (19 May 1950) of the C18 prominently sited within Clitheroe Conservation Area. The list description refers to the impressive Georgian frontage and notes “See also No 23”.  

The site is within the immediate and townscape setting of a number of listed buildings along Church Street. Both list descriptions identify:
“Nos 1 to 23 (odd) form a group with the Parish Church of St Mary Magdalene, Nos 7 to 13 being buildings of local interest only”. 

The list description for the Grade II* church identifies:

“REASONS FOR DESIGNATION: The church of St Mary Magdalene, Church Street, Clitheroe, is designated at Grade II* for the following principal reasons … The church is prominently sited near the centre of the town and makes an important contribution to the historical townscape”.

The site is also within the immediate and townscape setting of ‘Andrew Carnegie Public Library’, ‘Town Hall’, ‘Premises Occupied by Tourist Information Office’, ‘Number 4 and Church Court’, ‘6 and 8, Church Street’, ’10 Church Street’, ’12 Church Street’, ‘22 Church Street’, ‘24 Church Street’, ‘2 Church Brow’ and ‘4-8 Church Brow’ (all Grade II).
The 1848 and 1886 OS maps show No21 with a long rear rectangular range. This range may also be shown on the ‘Sketch Map of Clitheroe c.1740’. The submitted Heritage Statement (c.1930 map) and the site planning history indicate that this form was little changed until 1980 (3/1980/1202 and 3/1981/0593). The Sketch Map and OS maps (C19 and 1930) appear to indicate that two cottages fronted the site with a similar ‘building line’ to 21 Church Street until their demolition between 1886 and 1930.

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

“The spine of the town, leading along the ridge from the castle to the parish church, contains an attractive collection of 18th and 19th century buildings”; “Church Street, the best area of Clitheroe’s historic townscape” (Summary of special interest);

“The core of the conservation area which is centred on Castle Street, Church Street, Wellgate and Lowergate is also the core of the town’s original 12th century settlement. Historic burgage plots are evident … Along the town’s central spine, buildings are built close to back-of-pavement line and occupy long and narrow plots … There are exceptions to the characteristic back-of-pavement line. Clitheroe Royal Grammar School and the conservation area’s places of worship … The late 20th century Council Offices, modern health centre and two small housing developments (Church Brow Gardens and Candlemakers Court) break into the town’s historic layout” (General character and plan form);
“the churchyard of the church of St Mary Magdalene. Together with gardens north of the churchyard and at rear of 15-21 Church Street, this is a major open space within the conservation area” (Character of spaces within the area);

The site forms part of a ‘Significant Open Space’ (Townscape Appraisal Map);

“Clitheroe’s castle, specialist shops and historic ambience make it a popular tourist destination” (Activities/uses);
“The main axis of the borough was Castle Street, which led into the Market Place, which itself continued north as Church Street and Church Brow” (The effect of historical development on plan form);
“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. The town’s 20th century expansion has mostly taken place outside the conservation area. 

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. In the 18th century Church Street was the main route into and out of the town and No. 21 Church Street is a good example of Clitheroe’s Georgian architecture” (Architectural and historic character);

“Some historic fabric does remain, for instance no. 23 Church Street has a re-used 17th century stone doorway with cornice and chamfered jambs” (Building materials and local details);
“The central ‘spine’ of the conservation area contains an excellent collection of historic buildings built on a strong back-of-pavement line but with occasional buildings breaking forward with a gable … Church Street contains Clitheroe’s best examples of Georgian building and, together with the street’s stone paving, trees and well-kept historic buildings is the town’s best area of townscape culminating in St Mary Magdalene’s Church at the top of the rise” (Character area 1: Clitheroe’s historic core).

“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” (Weaknesses: The principal negative features of the Clitheroe Conservation Area; Character area 1: Clitheroe’s historic core: Principal negative features).

“Loss of original architectural details. 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” (Threats to the Clitheroe Conservation Area); 
“The important open green spaces marked on the Townscape Appraisal map, are a particularly valuable asset and should be protected from development” (Opportunities within the Clitheroe Conservation Area: Sites for enhancement).
‘The Buildings of England: North Lancashire’ (Pevsner, N., 2000) states:

“Clitheroe is a townscape pleasure. It has no putting-off buildings … Up Church Street for more agreeable houses, especially one dated 1808, of three bays with a middle pediment and a columned doorway. On the r. of the house a doorway with a C17 Yorkshire lintel” (page 104).
‘Domestic 2: Town Houses: listing selection guide’ (Historic England, 2011) identifies:

“Plan form … Early eighteenth-century London terraces … sometimes had a lower rear projection – or ‘closet wing’ – containing panelled rooms with fireplaces, probably used as private withdrawing areas. By the late eighteenth century most London terraces had a rear service wing forming an L-plan with the house; in large town houses these could be substantial, incorporating extra living rooms and a secondary stair. But there were many variants depending on the uses given the principal floors, whether there is a basement, whether the building was intended as a single house, perhaps with a shop or workshop, or whether it was planned with the option of subdivision into multi-occupation” (page 5-6).

	Proposed Development for which consent is sought:

It is proposed to extend the 1980 two storey extension further to the north (two new bays) incorporating features of the 1981 garage and including a new Juliet balcony to the rear. 
The application appears to have been submitted without consideration to and understanding of the site’s planning history (paragraph 3.1).

The submitted Planning Statement suggests the proposal will result in less than substantial harm at paragraph 5.6, 5.7 and 5.9. This also appears to be identified at paragraph 4.1.4 of the Heritage Statement.
The submitted Heritage Statement recognises Evidential and Historical Values to be High (paragraph 3.2.2 and 3.2.4).
The submitted Heritage Statement recognises the impact of the 1980 extension (paragraph 3.2.5).
Following LCC Highways request, further information concerning car parking at the site was submitted 26 January 2018. 



	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:

In my opinion and mindful of the objections of the Council for British Archaeology, the proposed development has a harmful impact upon the special architectural and historic interest of the listed building, the setting of other listed buildings in the streetscene/townscape (including St Mary Magdalene Church and 21 Church Street - “a good example of Clitheroe’s Georgian architecture” which embodies classical form, proportion and detailing; 23 Church Street is its rear wing) and the character and appearance of Clitheroe Conservation Area because of its prominent and incongruous form and detail.

The Clitheroe Conservation Area Appraisal identifies historic development character and appearance i.e.  ‘back-of-pavement line and occupy long and narrow plots’ . The proposed set-back perpendicular extension to the main range is therefore unsympathetic. The incorporation of existing incongruous features (garage door) and the addition of the overtly modern and ubiquitous balcony are of further detraction. Furthermore, the additional height compromises the integrity of the Significant Open Space. 
The following guidance and advice has been considered:
The Clitheroe Conservation Area Management Guidance (The Conservation Studio; subject to public consultation) states:

“Doors and doorways … Modern off-the-peg doors are not generally acceptable for use in historic buildings”;
“New development … All development, but particularly in the Clitheroe Conservation Area, must respond to its immediate environment, its “context”, in terms of scale, density, form, materials and detailing”;

“Urban grain: The “urban grain” is the pattern of the arrangement and size of buildings and their plots. It is an important part of the character of the conservation area and should be protected. Proposals for new development must include a detailed analysis of the locality and demonstrate that there is a full appreciation of the local townscape and how it has developed, including prevailing building forms, materials and plot ratios. This is particularly important on “backland” sites where new development potential is very limited and must always be secondary in character to the more important primary buildings facing the main street”;

“Appearance, materials and detailing: The emphasis in any new development or proposed alteration must always be on the need to provide a high quality of design”; 
“Key design principles: All new development should seek to: Achieve continuity in street frontage building lines set on the back edge of the pavement;  Maintain the historic pattern of development by respecting the historic grain associated with historic plots and the historic morphology of development in the immediate area;  Respect the historic hierarchy of development and detailing between principal and secondary street frontages and within plots between frontage and rear elevations”. 

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”.

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

“The main issues to consider in proposals for additions to heritage assets, including new development in conservation areas  …  relationship with adjacent assets and definition of spaces and streets, alignment, active frontages, permeability and treatment of setting …  It would not normally be good practice for new work to dominate the original asset or its setting in either scale, material or as a result of its siting” (paragraph 41).
‘The Big Issue of Little Harm’ (Historic England Governance and Legal Director, Conservation Bulletin: Issue 73 Winter 2014) identifies:
“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”. 
I am mindful of NPPG (“In general terms, substantial harm is a high test, so it may not arise in many cases”) and consider the harm (with minimal impact to historic fabric) to the special architectural and historic interest of the listed building, the setting of other listed buildings and the character and appearance of Clitheroe Conservation Area to be less than substantial. The applicant refers to optimum viable use (5.9 of Planning Statement; 4.1.4 of Heritage Statement) but no further information/justification has been submitted to suggest the existing dwelling is unliveable or that public benefits other than initial construction employment will ensue (NPPF paragraph 114 and 132). In my opinion and mindful of section 16, 66 and 72 of the Act, initial construction employment does not outweigh the harm to the designated heritage assets.

	Impact Upon Residential Amenity:

I am satisfied that the proposed development will not result in any significant impact upon the amenity of neighbouring residents.



	Trees/Ecology:

I am satisfied that the conditions suggested by RVBC Countryside would result in an acceptable impact on trees of amenity value and protected species.


	Highway Issues:
I am mindful of the comments of LCC Highways and consider the proposals to have an acceptable impact upon highway safety.

	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 consideration to Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy, in giving ‘great weight’ to the conservation of the designated heritage assets (NPPF paragraph 132) and 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) I would recommend that planning permission be refused.



	RECOMMENDATION:
	That planning permission be refused for the following reason

	01
	The proposed development has a harmful impact upon the special architectural and historic interest of the listed building, the setting of other listed buildings in the streetscene/townscape (including St Mary Magdalene Church and 21 Church Street) and the character and appearance of Clitheroe Conservation Area because of the prominent and incongruous form and detail of the proposed extension which does not safeguard the significance of historic plot development (back-of-pavement line; long and narrow plots) and Georgian neo-classical design. This is contrary to Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy.

	
	


