RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE

APPROVAL
DATE:


29 November 2018


REF:


AD
CHECKED BY: 
APPLICATION REF: 
3/2018/0886 (LBC)

GRID REF: SD 374247 441621
DEVELOPMENT DESCRIPTION:

RE-SLATING OF PITCHED ROOF SECTION LOWER TIERS USING TAPCO SHAKE TILES TO PROVIDE A WALKWAY BEHIND THE PARAPET IN ORDER TO PROVIDE ACCESS TO THE CCTV EQUIPMENT AND FOR CLEANING GUTTERS.  OVER THE YEARS THE EXISTING ROOF FINISH HAS BEEN DAMAGED OWING TO ACCESS PROBLEMS AT CASTLE MUSEUM, CLITHEROE CASTLE, CASTLEGATE, CLITHEROE
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL: 

No objections.
HISTORIC AMENITY SOCIETIES:
Consulted, no comments received.

HISTORIC ENGLAND:
Do not need to notify or consult HE under the relevant statutory provisions.
THE GARDENS TRUST:

Do not wish to comment. This does not signify either approval or disapproval of proposals.
CADENT GAS:
Apparatus within the site boundary. Contractor should contact Plant Protection before works carried out.
ADDITIONAL REPRESENTATIONS:
None received.
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”.
1.2        The list description identifies: 

“… Gothic style … crenelated parapet” (roof material not referred to).
1.3   
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)”.

1.4    
‘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”.

1.5   
The Clitheroe Conservation Area Appraisal (The Conservation Studio consultants, adopted by the Borough Council following public consultation 3 April 2007) identifies:

“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).

“For roofing materials, Clitheroe’s position in the Ribble Valley placed it at some distance from quarries producing stone flags but the river would have been a plentiful source of reeds for thatch. There is no local source of clay for making tiles and bricks. Although many medieval buildings would have been thatched, the prevalent roof material in the conservation area is Welsh slate which became more readily available after the arrival of the railway in the mid 19th century. Viewed from a high point such as the Castle, the roofscape is dominated by slate but there are also examples of clay tile roofs on late 19th  century buildings such as the former Parish School in Church Street where bands of plain and rounded tiles have been used to decorative effect. Stone flags are characteristic of the locality but there are few examples remaining within the conservation area … the conservation area’s lively roofscape which is also enhanced by the turrets and pinnacles of the town’s many churches and chapels” (Building materials and local details).
2.
Proposed Development for which consent is sought
2.1
Listed building consent is sought for the proposed re-slating of the lower five courses of the Castle Museum roof using ‘Tapcoshake’ artificial slate. The latter is to provide a walkway of slates on the pitched roof which is resilient (existing slates are thin and easily cracked) and would allow essential maintenance of the CCTV camera equipment and the clearing out of drains.

2.2    The proposed artificial slate is the same as that approved under listed building consent 3/2017/0495.
3.
Relevant Planning History

3/2018/0950 - Removal of four existing steel casement windows (in one opening) and pinning of damaged mullion.  Replacement of existing windows with new electroplated and powder coated steel casement windows. Under consideration.

3/2017/1176 - 
Remedial works to replace defective stone lintels and repair stone lintels where possible and necessary. LBC granted 9 March 2018.

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; the setting of listed buildings and the scheduled monument; the character and appearance of Clitheroe Conservation Area and the character of Clitheroe Castle historic park and garden.
5.1.1
The proposed works are limited to that necessary to provide roof access for gutter clearance and CCTV maintenance. The works are to elements of the roofscape screened by a parapet wall from ground level and the Castle Keep. The ‘less than substantial’ harm from loss of material authenticity is outweighed (NPPF paragraph 196) by the public benefit of the long-term use and repair of the building.


The Clitheroe Conservation Area Management Guidance (The Conservation Studio consultants, 2005; subject to public consultation) identifies the importance of roofs to historic building character: 


“Roofs: 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. Traditional roofing materials should be retained. New materials should match existing. When a roof is stripped it is important that as much as possible of the original covering is re-used, preferably on the visible slopes, with matching new materials on other slopes”.

 
The Society for the Protection of Ancient Buildings (SPAB) website identifies the consequences of poor rainwater disposal: 

             “internal. Concentrated and prolonged wetting is likely to cause damp patches and plaster mould on walls and ceilings, and the decay of timber skirting boards, panelling etc. Investigation will often reveal rot in concealed timbers, such as roof truss bearings beneath parapet gutters. Commonly because of poor maintenance. Gutters, downpipes and gullies can become blocked if leaves, moss and debris (for example, broken tiles) are allowed to accumulate. In addition, components can corrode through lack of decoration. Gutters may fracture where bolt fixings rust, and downpipes frequently leak at joints where blockages hasten corrosion. Good maintenance involves regularly clearing out rainwater fittings, particularly after the autumn leaf fall, and checking the system for defects. Periodic redecoration of ironwork is required to inhibit corrosion”.

           “Roof Maintenance … Maintenance essentially means preventing rainwater getting in where it can cause harm. Water is potentially most likely to enter through the roof, so putting right minor problems here before they worsen can avert the need for more extensive repair … Reinstate slipped or missing slates or tiles, and replace broken ones before roof timbers or plaster ceilings are harmed”.

5.2 
Landscape/Ecology:

5.2.1
The imposition of a condition is recommended to ensure that the proposed works safeguard protected species.
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 193) and in consideration to Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy, it is recommended 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.  
The permission shall relate to the development as shown on Plan Reference ‘Roof-Plan Sheet 1’ (1 October 2018).


REASON: For the avoidance of doubt and to ensure that the development is carried out in accordance with the submitted plans.

3.
Notwithstanding the submitted details, no roofing work shall commence or be undertaken on site until a revised protected species survey has been carried out during the optimal period of May to September and submitted to and approved in writing by the Local Planning Authority.  For the avoidance of doubt, the survey shall be undertaken by a licenced protected species [Bats] ecologist.


The actions, methods, timings and mitigation identified in the bat survey (and in any Natural England Protected Species Licence required) shall be fully implemented and adhered to throughout the lifetime of the development.

             


REASON:  To ensure the protection of species/habitat in accordance with the Wildlife and Countryside Act 1981 (as Amended), in the interests of biodiversity, to enhance habitat opportunities for species of conservation concern/protected species and to minimise/mitigate the potential impacts upon protected species resultant from the development in accordance with Key Statement EN4 and Policy DME3 of the Ribble Valley Core Strategy.
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