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	Date Inspected:
	3 August 2018
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Alterations to existing 1970s side addition to replace roof and insulate floor walls and roof.

	Site Address/Location:
	Ashgrove House 5 Shawbridge Street Clitheroe BB7 1LZ

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LAAS:
	

	The site of this application is noted in the Lancashire Historic Environment Record (PRN17810) as a 17th century house with later alterations and additions. Agree that the proposed works result in no loss of any significant historic elements of the building. The works to construct the present extension will have badly impacted any buried archaeological remains on the site - the proposals (which will require internal and external excavations) are therefore expected to have a negligible archaeological impact. No specific archaeological conditions are required.
SPAB:

Do not wish to comment. This response should not be taken to imply support for, or objection to, the proposals.
LLFA:

No comment because LLFA Flood Risk Standing Advice should have been applied and the development is not listed in the 'When to Consult the LLFA' document or in the Development

Management Procedure Order 2010.
Environment Agency:

Consulted, no response received.

RVBC Countryside: 
Requires planning condition for enhancements in accordance with the recommendation/mitigation.



	CONSULTATIONS: 
	Additional Representations.

	Cadent Gas:
Have identified operational gas apparatus within the application boundary and the responsibilities of the applicant in this regard. RVBC is requested to inform Plant Protection as soon as possible of the decision it is likely to make on the application.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Key Statement EN5 – Heritage Assets

Policy DME4 –  Protecting Heritage Assets

Policy DMG1 – General Considerations

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

National Planning Policy Framework (NPPF; July 2018)

National Planning Policy Guidance (NPPG)


	Relevant Planning History:

No pre-application advice has been sought in respect to the proposals.
3/2010/0990 – Replacement of sash windows downstairs to the right of the porch. Like for like replacement with the exception of double-glazing to reduce heat loss and lack of draft proofing. LBC refused 10 March 2011.
3/2002/0068 – Replacement of window frame. LBC granted 17 May 2002.
3/1993/0222 – Internal alterations to provide accommodation in loft and en-suite bathroom on first floor. LBC granted 3 June 1993.
3/1979/0257 – Demolition of existing outbuildings and erection of extension to form cloakroom, shower room, food preparation and utility area. LBC granted 2 April 1979.
6/2/2159 – Outline application for 1 no. detached dormer type bungalow on land rear of Ashgrove. PP refused 9 January 1974. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

‘Ashgrove Shaw Cottage’ is a prominently sited Grade II listed building of the C17. The building range is now divided into three residential properties. 
The list description suggests that the setting is wide and includes the adjoining terrace “Ashgrove and Shaw Cottage form a group with Nos 49 to 67 (odd) which are buildings of local interest only”.


	Proposed Development for which consent is sought:

The alterations relate to the development granted planning permission under 3/1979/0257. The submitted Design & Access Statement identifies the aim “to prevent ongoing water ingress through the roof and to increase thermal comfort by bringing insulation levels up to modern standards”. 

There is to be no change to the existing footprint (Design & Access Statement). A new floor is to be constructed and external levels are to be reduced by 150mm. The roof, where it abuts the garden and gable walls, will be 200mm higher (the garden wall is also to be heightened). UPVC rainwater goods are proposed. A 125mm diameter hole is proposed in the gable wall to accommodate a flue pipe connecting into a proposed flue liner within the kitchen chimney. A row of low level glazed tiles are proposed to be replaced with a number of vertically-emphasised roof lights (at higher level in the roof slope). Door and window pattern is to be altered with the incorporation of double-glazing.  
On 3 August 2018 further information was requested by 10 August 2018:
“The submitted ‘Heritage Statement’ refers to the proposed installation of a solid fuel stove including a high level hole in the historic fabric of the gable wall, a flue liner in the chimney stack and a new chimney pot. Please submit details of this element of the proposals”.



	Impact upon the special architectural and historic interest of the listed building:

The proposal (which is largely a refurbishment of the extension granted permission in 1979) has an acceptable impact upon the special architectural and historic interest of the listed building. 

Detailed information on works to provide a solid fuel stove had not been received by report writing. Whilst submitted plans show that the hole to the gable is likely to be within the extension, LAAS consider that the scheme will not result in the loss of any significant historic elements of the building and SPAB do not wish to comment, the works are potentially harmful in principle.

 

	Impact upon residential amenity:

The proposal has no significant impact upon the amenities of local residents.
 

	

	Landscape/Ecology:

The condition suggested by RVBC Countryside provides protected species enhancement.


	

	Observations/Consideration of Matters Raised/Conclusion:

Works for the provision of a solid fuel stove do not form part of the development description.
The use of UPVC rainwater goods would be an unsympathetic detail.


	RECOMMENDATION:
	That planning permission is granted subject to conditions.


