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	Date Inspected:
	06/12/17 and 01/02/18 & 03/10/19
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Variation of condition 2 (drawing numbers) from planning consent 3/2017/1112.

	Site Address/Location:
	Trinity Methodist Church Wesleyan Row Parson Lane Clitheroe BB7 2JY

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A
	

	LCC Highways response to 3/2017/1112 - The new entrance to the church and community area will have minimal impact on the highway network. No objections on highway grounds.

LAAS response to 3/2017/1112 - It is not clear from the submitted documents, however, what external works are required to construct the new terrace, and what (if any) impact there would be on the Listed Stock Well. The RVBC conservation specialist  may wish to explore this further with the applicants.



	CONSULTATIONS: 
	Additional Representations.

	N/A

	

	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990. ‘Preservation’ in the duties at sections 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
Ribble Valley Core Strategy (Adopted Version):

Key Statement EC1 – Business and Employment Development 

Key Statement DS1 – Development Strategy 

Key Statement EN5 – Heritage Assets 

Key Statement EC2 - Development of retail, shops and community facilities and services 

Policy DMB1 – Supporting Business Growth and the Local Economy 

Policy DMB3: Recreation and Tourism Development
Policy DMG1 – General Considerations 

Policy DME4 – Protecting Heritage Assets 

Policy DMR1 – Retail Development in Clitheroe 

National Planning Policy Framework (NPPF) 

National Planning Policy Guidance (NPPG) 



	Relevant Planning History:

Pre-application advice on application procedure provided 18 July 2019:
“Further to discussion at the site meeting of 6 June 2019, I have considered the proposed scheme revisions shown in the submitted plans for 3/2019/0338 and my draft decision notice includes an informative “In consideration to Condition 6 and Condition 9 it is noted that the Discharge of Condition application includes new proposals for the terrace (extent and boundary railings/balustrade)”.

I have discussed this with colleagues who confirm that RVBC is unable to discharge these conditions as details which originally formed part of the approved application have changed. In order to amend the plans in the absence of a ‘plans condition’ the applicant may wish to progress as follows:

Submit a non-material amendment to add to the original decision a ‘plans condition’ e.g.

Unless explicitly required by condition within this consent, the development hereby permitted shall be carried out in complete accordance with the proposals as detailed on drawings:

· Plan 1

· Plan 2

· Plan 3

Reason: For the avoidance of doubt since the proposal was the subject of agreed design improvements/amendments and to clarify which plans are relevant to the consent.

If RVBC is satisfied that the amendment is non-material and following the issue of written confirmation as such, the applicant may wish to submit a s73 (variation of condition) application to vary the above condition and substitute the relevant plans.

I hope this is of interest”.

3/2017/1112 - Demolition of existing meeting room, construction of extension to connect the existing church hall and church buildings and form new entrance and community area, associated external works including removal of small tree, raising of external ground levels to provide disabled access and alterations to existing stone boundary wall including forming new pedestrian access to the castle Park. PP granted 6 March 2018.
The proposals (including breakthrough in boundary wall) had been discussed in principle with the Borough Council as landowner.
3/2014/0013 – New doors and level access to be created at the front entrance (Southeast elevation) of the church to aid disabled access.  Plus, removal of the unsafe projecting organ loft from the Northwest elevation and installing new flues to serve replacement boilers. PP granted 6 February 2014.

3/1997/0504 - Improvements to Methodist church and hall including disabled access to forecourt and rebuilding of wall. PP granted 5 September 1997.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

Trinity Methodist Church is a large and prominently sited ensemble within Clitheroe Conservation Area and the setting of listed buildings (including Castle Keep – Grade I, Clitheroe Castle scheduled monument and Clitheroe Castle historic park and garden (Grade II).

The submitted Heritage Statement is brief but identifies that the original chapel of c.1797 was constructed at the rear of the plot, being replaced by the present chapel in 1868-9 and was re-used as a school and later the church hall. This is confirmed by the early and late C19 OS maps.

It is understood that the boundary wall (shown on the early C19 OS map) with Clitheroe Castle Park is partly owned by the Borough Council. It was suggested to the agent (1 February 2018) that this wall might be a curtilage structure to one or more of the Clitheroe Castle listed buildings (section 1(5) (b) of the Act). The agent (1 February 2018) identified that “research has not specifically identified or discounted the wall being part of the listing for one or more of the Clitheroe Castle listed building”. 

An earlier (22 December 2017) questioning of the impact of works on the Grade II listed Stock Well (contiguous with the boundary walling to the church) has resulted in amended proposals.

The historic park and garden listing identifies four entrances to the Castle Park, one at each compass point:

“SUMMARY OF HISTORIC INTEREST A castle mound, used as the grounds of a private residence, with garden terraces laid out in the early C19, the mound and adjacent land being developed for use as a public park in the 1920s.
…

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. The original approach was very steep, taking a straight rather than curving line. A pair of stone gate piers mark the approximate site of a former gatehouse.

There are also entrances from Moor Lane to the east, the west end of Eshton Terrace to the south, and the west end of Parson Lane to the west”.

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

The church, bridge with Parson Lane and 1-21 Wesleyan Row to be Buildings of Townscape Merit which make a positive contribution to Clitheroe Conservation Area; Clitheroe Castle Park to be an Important Open Space (Townscape Appraisal Map);

A photo of Trinity Methodist Church at page 26. 

“The special interest that justifies designation of the Clitheroe Conservation Area derives from the following features: 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 prevalent use of local building stone” (Summary of special interest).

“The Clitheroe Conservation Area contains the historic core of the medieval town … In addition, the conservation area’s boundaries have been drawn to include the whole of the Castle Grounds, the 19th century streets of Moor Lane, York Street and King Street together with areas of 19th century terraced houses along Eshton Terrace, Parsons Lane (Wesleyan Terrace)” (Location and context).

“The Castle Grounds provide pleasant flower gardens and extensive recreational facilities including tennis, bowls, a children’s play area and an open air theatre. The town has its own museum, beside the castle, and gallery, in the old railway station” (Activities/uses).
“The conservation area is most notable for buildings from the late 18th century and 19th century” ; “As the town’s economy expanded in the 19th century, based on the cotton industry, its population grew and many town-centre civic, commercial and religious buildings were built”; “The conservation area is notable for the number of religious buildings including an Anglican and Catholic church and several non-conformist chapels, some of which, like The Emporium, are no longer in religious use. Earlier religious buildings such as the Independent Chapel (1815) on Shaw Bridge Street or the former Roman Catholic Church (1899) on Lowergate have a simple plan form and round arched windows. Religious buildings from the late 19th century have a ‘gothic’ appearance with pointed arched window and door openings, and a strong vertical emphasis”; “On the periphery of the conservation area are several streets of characteristic late 19th century artisans’ terraced houses. They are all two storeys in height and typically present a strong rhythm of regularly spaced doors, windows and chimney stacks. In recent years many original timber doors and windows have been replaced and front garden boundary walls have been altered. Most have small front gardens but earlier terraces such as Wesleyan Terrace, Albion Street and Well Terrace open directly onto the pavement” (Architectural and historic character).

“Stone is the most prevalent walling material, used for the construction of prestigious banks and chapels as well as modest cottages. Boundary walls of local stone are also common and stone setts and stone paving slabs are a feature of the conservation area’s historic floorscape Prominent commercial or religious buildings are built with smooth ashlar stone with narrow lime mortar joints”; “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”  (Building materials and local details).

“Buildings of Townscape Merit in Clitheroe vary, but generally date to the 18th and 19th century …  which are considered to be good, relatively unaltered examples, of their type. The survival of original materials and details, and the basic, historic form of the building, is important” (Buildings of Townscape Merit).

“Clitheroe Castle Grounds are listed grade II on English Heritage’s Register of Parks and Gardens of Special Historic Interest. They comprise a castle mound, once used as the grounds of a private residence, with garden terraces laid out in the early 19th century, the mound and adjacent land being developed for use as a public park in the 1920s. The grounds are assessed in detail in the English Heritage Register.

The area is now a well used open space with the Castle and yard dedicated to museums and the public display of the monument and the surrounding open land landscaped as a public park with recreation grounds, tennis courts, bowling greens and open-air auditorium” (Landscape and trees).

“There are a number of local details and features which add to the area’s distinct identity and form part of the special interest of the area. 

Most notable are the three wells, St Mary’s Well, Stocks Well and the Town’s Well, which were the chief sources of water for the people of Clitheroe until the mid 1850s when a piped water supply was introduced. All three are listed. 

The use of local stone for boundary and retaining walls helps to give the area its distinct identity” (Local details).

“Loss of architectural detail”; “Twentieth century development that fails to preserve the historic character and appearance of the conservation area” (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 … the loss of original panelled front doors and their replacement with stained hardwood, uPVC or aluminium doors” (Threats to the Clitheroe Conservation Area: Loss of original architectural details).

‘The Buildings of England: North Lancashire’ (Pevsner, N., 2000) states:

“Clitheroe is a townscape pleasure. It has no putting-off buildings 

… Public Park, below the castle”.


	Proposed Development for which consent is sought:

The application relates to a smaller terrace (removed from boundary wall following structural engineer’s analysis) and therefore less visible terrace boundary treatment. An existing window is to be blocked. 

The application has been subject to amendments.  On 19 September 2019 the case officer identified:

“The proposed replacement of amended plans appears to be generally acceptable. However, I note that 5356-26 Rev B includes new detailed proposals (including curbs and radius kerb edging) for the treatment of the ground surface at the access point with the historic park and garden. I have concerns in respect to the proposed formality of this entrance (see Conditions 3 and 4 of 3/2017/1112) but would be unable to discuss amendments if 3/2019/0692 is approved in its current form. I would be grateful for your consideration to this matter”.

The agent submitted a revised application form (date of replacement plans) and plan (deletion of curbs) on 25 September 2019.

	Impact upon the special architectural and historic interest of the listed building, the  character and appearance of Clitheroe Conservation Area and the settings of listed buildings, Clitheroe Castle scheduled monument and Clitheroe Castle historic park and garden:

The proposed plan substitution is now acceptable and has no additional harm to the special architectural and historic interest of the listed building, the character and appearance of Clitheroe Conservation Area and the settings of listed buildings, Clitheroe Castle scheduled monument and Clitheroe Castle historic park and garden.


	Observations/Consideration of Matters Raised/Conclusion:

The application to vary an amended plans condition appears appropriate (see suggested procedure at Pre-application stage).
Therefore, in giving considerable importance and weight to the duties at section 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 and in consideration to Key Statements EN5, EC1 and EC2 and Policies DME4, DMG1, DMB1, DMB3 and DMR1 of the Ribble Valley Core Strategy, it is recommended that planning permission be granted.



	RECOMMENDATION:
	That planning consent be granted.


