RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE

APPROVAL
DATE:


8 March 2018


REF:


AD
CHECKED BY: 
APPLICATION REF: 
3/2017/1176 (LBC)

GRID REF: SD 374247 441621
DEVELOPMENT DESCRIPTION:

REMEDIAL WORKS TO REPLACE DEFECTIVE STONE LINTELS AND REPAIR STONE LINTELS WHERE POSSIBLE AND NECESSARY AT CASTLE MUSEUM, CLITHEROE CASTLE, CASTLEGATE, CLITHEROE
INSERT MAP

CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL: 

No comments received at the time of report writing.
LAAS:

Do not consider the proposal has any archaeological implications. With the proposed supervision from the RVBC conservation specialist, the impact on the heritage significance of the building will be negligible.

HISTORIC AMENITY SOCIETIES:
Consulted, no comments received at the time of report writing.

HISTORIC ENGLAND:
Consulted, no comments received at the time of report writing.
ADDITIONAL REPRESENTATIONS:

None received at the time of report writing.
1.
Site Description and Surrounding Area
1.1
The building is Grade II listed (30 September 1976) as ‘Premises occupied by Ribble Valley Borough Council in grounds of Clitheroe Castle’. It is prominently sited within the Clitheroe Castle Historic Park and Garden (Grade II), Clitheroe Conservation Area and the setting of Clitheroe Castle Keep and Curtain Walls (scheduled monument; Grade I listed) and ‘Outbuilding and Stable block to Clitheroe Castle and premises occupied by Ribble Valley Borough Council’ (Grade II). The list descriptions identify “Clitheroe Castle, Premises occupied by Ribble Valley Borough Council and Outbuilding and Stable block form a group”.

The list description for the museum building identifies the elevation and openings subject to proposed works: 

“Early-mid C19. 3 storeys in coursed stone with ashlar dressings. Gothic style.To the left, a turret square in section with 2 arched windows on 3 floors, crenellated parapet. Right hand section crenellated with 2 arched windows on 2 floors, and 1 to left and Jacobean style porch with 2 ball finials and round-headed entry with double doors. 2 windows to right with wood mullions, of 2 lights, 2 windows on 3 floors. Included as part of a group” .

The historic park and garden description identifies (19 August 1996) : 


“Entrances and approaches … The main entrance to the Castle grounds is the gateway at the southern end of Castle Street, which leads into the northern tip of the site. From the Castle Street gate a drive, laid out around 1830, leads up along the east side of the mound to Castle House.


… Principal buildings … Castle House (listed grade II) is situated 10m to the south-west of the Old Courthouse. It was built as a private residence and opened as a museum in 1981. Although much of the present fabric of these buildings is of mid C19 date, the stables, courthouse and house all appear on a ground plan of c 1723 (Best 1990), and their existence is confirmed by the mid C18 stewards? records (ibid)”.


‘The Buildings of England: North Lancashire’ (Pevsner N, 1969, page 102) identifies:


“Castle … the bailey is recognizable by the walls to the SW and the houses in a Georgian and later medieval dress. Lord Torrington in 1792 wrote of ‘a foolishly fancied Gothic house’. How much of genuine medieval survives around these houses and walls has not been sorted out yet”.

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

     
 “The prevalent use of local building stone”; “Clitheroe Castle, a Scheduled Ancient Monument”; “The Castle Grounds which is included on the English Heritage Register of Parks and Gardens”; “The architectural and historic interest of the area’s buildings, 88 of which are listed”; “The distinctive skyline, especially as viewed from the Bashall Eaves area of the Borough” (Summary of special interest). 

“Clitheroe Castle is the most prominent feature, not just of the surrounding countryside but within the conservation area and the town itself. The keep is perched on the highest point of the limestone ridge and is surrounded by open land, mostly landscaped parkland. Castle and development along the limestone ridge give the conservation area a distinctive skyline” (Key views and vistas).


“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” (Architectural and historic character).

The submitted Heritage Statement refers to a significance assessment undertaken in 2008 (Oxford Archaeology North):

“some of the window surrounds exhibit weathered furrow tool marks … The Museum building probably dates to the late eighteenth century gothic or ‘gothick’ revival”.
2.
Proposed Development for which consent is sought
2.1
Listed building consent is sought for the possible replacement of three window head stone lintels at the front elevation (North-East) of the Castle Museum.
2.2    The submitted Heritage Statement identifies that essential works are required to three lintels which are defective and compromise the structural integrity of the building and allow water ingress to the fabric. The aim is to carry out stone repair where possible but it will be essential to replace at least one (Window 001) of the lintels. Works are to be undertaken as an ‘honest repair’. Replacement materials are to be agreed with the Borough Council’s conservation specialist.
3.
Relevant Planning History

3/2017/0495 - Re-slating of pitched roof area behind parapet wall at Castle Museum. LBC granted 1 September 2017.
           3/2007/0039 – Restoration of existing Listed Museum and outbuilding incorporating newbuild link building. External re-landscaping and remodelling of 3240 sq.m. site within curtain wall of Castle site enabling greater public access. Planning permission granted 2 August 2007.

           
3/2006/1047 – Alteration and extension of Grade II listed Museum and outbuilding             incorporating restoration of existing buildings and localised alteration - to improve                       access and from physical link into the new building. New building linking the existing buildings together and providing accessible entrance facilities. External re-landscaping and remodelling of 3240 sq.m site within the curtain wall of castle site enabling greater public access. All works are aimed to keep the museum buildings in public use and ensure financial viability of the facility. LBC granted 31 July 2007.

           3/1984/0484 – Installation of gas central heating system at Castle House. LBC granted    11 October 1984.

4.
Relevant Policies

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

          
NPPF

          
NPPG

          
Ribble Valley Core Strategy:

          
Key Statement EN5– Heritage Assets

          
Policy DMG1– General Considerations
          
Policy DME4– Protecting Heritage Assets
5.
Assessment of Proposed Development
5.1
Impact upon the special architectural and historic interest of the listed building (section 66 of the Act), the setting of listed buildings (section 16 of the Act)  and the scheduled monument, the character and appearance of Clitheroe Conservation Area (section 72 of the Act) and the character of Clitheroe Castle historic park and garden:

5.2  
In my opinion and in consideration to the advice below, the proposed works have been carefully considered and are essential to ensure the proper preservation of the listed building. A condition is suggested in order to ensure the compatibility of replacement stone.
5.3
The Clitheroe Conservation Area Management Guidance (The Conservation Studio consultants, 2005; subject to public consultation) identifies:


“Stonework: Alterations to wall surfaces are usually the most damaging that can be made to the overall appearance of a historic building. Alterations or repairs to external elevations should respect historic fabric and match it in materials, texture, quality and colour”.
5.4 
 ‘Making Changes to Heritage Assets’ (Historic England, 2016) identifies: 


“Original materials normally only need to be replaced when they have failed in their structural purpose. Repairing by re-using materials to match the original in substance, texture, quality and colour, helps maintain authenticity, ensures the repair is technically and visually compatible, minimises the use of new resources and reduces waste” (paragraph 11).

“Even when undertaking repair, care is needed to maintain the integrity of the asset” (paragraph 13).

5.5 
‘Conservation Principles, Policies and Guidance for the Sustainable Management of the Historic Environment’ (English Heritage, April 2008) states: 


“Repair necessary to sustain the heritage values of a significant place is normally desirable if: 

a. there is sufficient information comprehensively to understand the impacts of the proposals on the significance of the place; and 
b. the long term consequences of the proposals can, from experience, be demonstrated to be benign, or the proposals are designed not to prejudice alternative solutions in the future” (Paragraph 117). 


“While sufficient work should be undertaken to achieve a lasting repair, the extent of the repair should normally be limited to what is reasonably necessary to make failing elements sound and capable of continuing to fulfil their intended functions” (Paragraph 118).
5.6 
‘Masonry Decay: Dealing with the Erosion of Sandstone’ (Historic Scotland, 2005) states:

“Four main considerations need to be borne in mind when deciding to replace masonry. These are: 

● 
Authenticity: Would retention of original stone preserve the building’s integrity and character? 
● 
Aesthetic: Does the appearance of the building depend on architectural completeness, or on revealing the marks of time? 
● 
Structural: Is there real concern about safety, collapse or serious failure? 
● 
Functional: Is the building performing in the way it was designed? 


… as a general rule the selective replacement of eroded stones should be all that is required. Each wall-face should be structurally sound and effective in stopping concentrations of water from getting into the building. The primary consideration should be to replace eroded stones that were originally designed to throw water off the face of buildings, but no longer do so. That way, the maximum benefit for the costs involved will be achieved.


… problems can emerge unless replacement stone accurately matches the properties of the original. These can include changes in colour and performance, localised erosion, and difficulties in trying to copy the original appearance left by the mason’s tools”.
5.1.7   
‘The SPAB Approach’ (Society for the Protection of Ancient Buildings, 2017) identifies:

“The SPAB Approach is based on the protection of ‘fabric’ — the material from which a building is constructed. A building’s fabric is the primary source from which knowledge and meaning can be drawn. Materials and construction methods embodied in building fabric illustrate changes in people’s ideas, tastes, skills and the relationship with their locality. Fabric also holds character and beauty; the surfaces, blemishes and undulations of old buildings speak of the passage of time and of lives lived. Wear and tear adds beautiful patination that new work can only acquire through the slow process of ageing. Building fabric is precious. A concern for its protection helps ensure that the essence of an old building survives for future generations to appreciate” (page 8-9).

“Understanding: All conservation work involves decision-making. For these decisions to be well-considered, knowledge and understanding are essential. The SPAB Approach calls for an understanding of history, design and construction … Equally important is understanding of structural issues … Thought and investigation should precede any action” (page 11).

“Essential work only: The Society’s approach very often involves carefully considered inaction. Where no problems exist, or where a problem has no major effect on use or conservation, an old building is best left alone and simply enjoyed. Problems need to be tackled, but the Society encourages work which is no more – but no less – than is essential. Restricting work to these things helps ensure the maximum survival of historic fabric. As a secondary benefit it should also reduce effort and cost” (page 12).
6.
Observations/Consideration of Matters Raised/Conclusion
6.1   
Notification and referral to the Secretary of State: the referral to the Secretary of State of all Local Authority own applications for planning permission for demolition in a Conservation Area or for Listed Building Consent has now been streamlined. This means that only where Historic England or a National Amenity Society has been notified of the application; has given a written notice to the authority setting out the reasons for objecting to the application and stating that the application should be referred to the Secretary of State; and the authority doesn’t propose to refuse the application – then it will be referred to the Secretary of State. 
6.2
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 is granted subject to the imposition of the following condition(s):
1.
The development must be begun not later than the expiration of three years beginning with the date of this permission.


REASON: Required to be imposed pursuant to Section 18 of the Planning (Listed Buildings and Conservation Areas) Act 1990.
2.
Precise specifications and samples of replacement stone to be used including its substance, texture, colour and dressing shall have been submitted to and approved by the Local Planning Authority before its use in the proposed works.


REASON: In order to safeguard the special architectural and historic interest of the listed building.
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