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	Date Inspected:
	See previous applications; 21 March 2018
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed single storey extension to the rear of the existing ground floor rear kitchen annex to form new customer disabled WC.  Refurbishment of existing first and second floor accommodation in relation to finishes.  Creation of two parking spaces to the rear garden.

	Site Address/Location:
	18 Parson Lane Clitheroe BB7 2JN

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	(6 February 2018) In principal, no objections to the application. However, the plans do not include any detail with regard the refurbishment that is quoted in the application. It is presumed that if this area involves any domestic accommodation then the refurbishment will not change the number of bed rooms and therefore the parking requirements. 

Accepting this assumption, LCC Highways would not raise any objections to the application on highway grounds but would like confirmation of what is planned with regard to the refurbishments of the first and second floors.

(6 February 2018 and following receipt of further information from the agent) Extra information - as there will be no changes to the internal layout of the first and second floors, LCC Highways would not be raising objections to the application on Highway Grounds.

LAAS:

(1 February 2018) As noted in the Heritage Statement (HS, Sunderland and Peacock, dated January 2017) 18 Parson Lane was erected at some point between 1822 and 1842, with a rear outshut added before 1886.

This outshut was subsequently shortened, probably before 1912 (OS 1:2,500 mapping sheet Lancashire 47.14, survey revised 1910).

Whilst the site would appear to fall within the bounds of Medieval Clitheroe, LAAS have no information as to any earlier structures here. This site appears to be empty on Lang's map of the town dated to 1766 and on the anonymous map of the borough of c. 1740 (where it appears to be part of burgage plot no. 3, curiously one plot not marked by Lang). No archaeological excavation is known to have been undertaken at this end of the town, the closest being within the castle precinct. A possible medieval ditch or pit was encountered during a watching brief on New Market Street in 2001, c. 110m to the north of the site and another was undertaken in 2011 in Swan Yard c. 120m to the northwest of the development site. This recorded a former cesspit and some light stone foundations, but these could not be dated. It is difficult to extrapolate from these results, but it seems possible that there were earlier structures in this part of the plot which had already been lost by the time of the 1740 map. It is also possible (even probable) that the rear of the plot will have been used for the disposal of household rubbish through the medieval and earlier post-medieval periods.

As a grade II listed building, the structure is by definition of national significance, but the HS would suggest that the building lies at the lower end of this scale. The proposed changes to the existing built form of the building would appear to be relatively minor, but LAAS would defer to the judgement of the RVBC conservation specialist as to their impact on the significance of the building or the Conservation Area.

With regard to the impact on the buried archaeological resource, this is hard to judge with the information provided as part of the application. Some disturbance is clearly necessary for the construction of the extension, but this appears to be on a site which has already been disturbed by the construction and subsequent demolition of the north end of the later 19th century outshut. The area of the proposed parking spaces in the rear garden is shown on the development plans, but existing and proposed levels are not marked on the plan, nor has a proposed section drawing been provided. Plates 5 and 6 in the Heritage Statement would suggest that the present garden area is

significantly raised above the floor level of the adjacent part of 20 Parson Lane but approximately level with that to 16 Parson Lane. They also suggest that the access to this area also falls unevenly towards the rear (north and west). Some engineering work appears to be necessary as part of the construction of the parking area and its access, but this could involve cutting down the garden, building up the access, or a combination of both. As noted above there is some potential for early remains to exist in this part of the plot and thus that they will be disturbed by the development works. The significance of this potential disturbance is hard to judge without knowing its scale, but it is unlikely that it would produce such a major negative effect as to justify the refusal of the application on these grounds alone.

If the council are minded to approve the proposals, LAAS would recommend that prior to a decision being made a detail is supplied to us that clearly sets out the area and depth of any excavation required to construct the proposed parking area and its access. LAAS would then be in a position to make an informed judgement as to the need for and scope of, any archaeological mitigation that may be appropriate.

The advice above has not benefitted from a site visit.

(9 February and following receipt of further information from the agent) Further information - as the ground disturbance is limited to 200mm or less, LAAS do not consider that any archaeological work will be necessary.

Historic amenity societies:

Consulted, no representations received.

	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	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
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

National Planning Policy Framework (NPPF) 

National Planning Policy Guidance (NPPG)

	Relevant Planning History:

Post decision advice has been provided to the applicant. 
3/2017/0679 - Internal and external alterations to provide self - contained residential accommodation at first and second floor. Additional car parking space within the existing rear garden. PP refused 29 September 2017.

3/2017/0680 - Internal and external alterations to provide self - contained residential accommodation at first and second floor. Additional car parking space within the existing rear garden. LBC refused 29 September 2017.

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 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

‘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 was submitted with 3/2017/0679 which identified: 

“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)
The submitted Heritage Statement identifies:

“The extension to the rear is of masonry brick construction with a cement render wall finish … likely to have been purpose built as a kitchen or as a pantry/scullery and contains no internal fixtures or fittings of any merit or interest”.

A number of options have been examined in respect to providing a new disabled WC. The proposed is preferred because of impact on plan form and historical precedent.

Unfortunately, the Heritage Statement does not consider the significance of property curtilage which is subject to development. It is recognised that previous applications for car parking have been refused because of loss of site landscaping and creation of a modern and engineered immediate setting.

	Proposed Development for which consent is sought:

LBC and PP is sought for the extension of the rear outshut 2.5m to the north in matching form and materials and to provide a disabled WC (‘to complement the existing salon business’, Heritage Statement). This will necessitate some construction into the raised bank/garden to the north.
The existing raised rear garden (fence to north) was originally proposed for conversion to a two vehicle parking space (stone chippings/gravel surface). The agent confirmed (6 February 2018) that there was to be little excavation in this regard.
The agent was advised 21 March 2018:

“In my opinion, the proposed extension for disabled WC is acceptable subject to conditions. I note that the boundary wall with No.16 (generally red brick) appears to incorporate walling (limestone including quoin stones) from the demolished section of outshut (Heritage Statement, paragraph 4.1). Is this to be incorporated within the new build?
The Heritage Statement identifies previous RVBC concerns in respect to proposed vehicle parking and loss of landscaping (paragraph 8.1) but does not analyse the significance of this element of listed building setting or the impact of works. I note from map regression that rear boundaries and gardens would appear to be longstanding townscape elements of the row although exact locations/extent has changed.  In my opinion, the proposed loss of garden space and site boundary definition to provide open car parking (a modern incongruity) will result in harm to the character and appearance of Clitheroe Conservation Area and the setting of listed buildings. The Heritage Statement table/matrix identifies that this proposal will provide “additional parking amenity”. Furthermore, I note from site inspection the space (with retractable bollards) immediately to the rear of No. 18 and that a designated car parking space will presumably be lost at the entrance to the proposed car parking spaces (i.e. the space adjacent to the sign ‘RVBC  Parking Residents Only’)”.

The agent responded 21 March 2018:

“the applicant would like to remove the proposed car parking from the scope of the application. Please find attached an amended proposal drawing which now indicates this. 

With regards to the walling from the outshut, the applicant is also happy to retain this area of walling and incorporate it into the new build”.

The LBC application form (Q11) confirms that there will not be any works to the interior or stripping out of any internal wall, ceiling or floor finishes.

	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, the proposed extension is acceptable. A considered analysis of both accessibility requirements and building significance has been undertaken. In my opinion, this process has enabled the provision of a disabled WC (helping to ensure the continued historic commercial and domestic use of the listed building) without harm to the listed building, settings or the character and appearance of Clitheroe Conservation Area. 
I am mindful of LAAS’s comments “some disturbance is clearly necessary for the construction of the extension, but this appears to be on a site which has already been disturbed by the construction and subsequent demolition of the north end of the later 19th century outshut”.


	Impact Upon Residential Amenity:

In my opinion (and mindful of the proposed opaque glazing to the extension west window), the proposal has an acceptable impact upon residential amenity.
 

	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), 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 listed building consent and planning permission be granted subject to conditions.


	RECOMMENDATION:
	That listed building consent and planning permission be granted subject to condition.


