	[bookmark: _GoBack]Report to be read in conjunction with the Decision Notice.

	Signed:

	Officer:
	
	Date:
	
	Manager:
	
	Date:
	

	Site Notice displayed
	
	Photos uploaded
	
	

	

	Application Ref:
	3/2020/1072
	[image: ]
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	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	Refusal

	

	Development Description:
	Retention of unauthorised replacement of a cast iron roof light with a velux window of the same size following refusal of planning application 3/2003/0030.

	Site Address/Location:
	38 York Street Clitheroe BB7 2DL

	

	CONSULTATIONS: 
	Parish/Town Council

	Refer to RVBC for decision as retention following refusal of earlier application 3/2003/0030.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	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 duty at section 66 of the Act means “doing no harm to” (South Lakeland DC v. Secretary of State for the Environment [1992]).

Clitheroe Conservation Area Appraisal

National Planning Policy Framework (NPPF)
National Planning Policy Guidance (NPPG)

Ribble Valley Core Strategy:
Key Statement EN5 – Heritage Assets
Policy DMG1 – General Considerations
Policy DME4 – Protecting Heritage Assets



	Relevant Planning History:
3/2009/0408 - Change of use from combined residential & commercial (A1) use to residential use only. PP granted 8 July 2009.

3/2003/0029 - Paint front elevation of property - masonry, windows, doors, gutters etc. LBC granted 22 April 2003.

3/2003/0028 - Demolish internal non-supporting wall to enlarge shop area and improve access to shop area. LBC granted 7 May 2003.

3/2003/0030 - Replace bathroom skylight window with velux window. LBC refused 4 May 2003 because of the size, style and projection of the proposed rooflight.



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
’34-38 York Street’ is a Grade II listed building (30/9/1976) prominently sited within Clitheroe Conservation Area. The list description identifies “C18 or early C19 … 3 storeys” but does not refer to the roof, any elevation other than York Street or the interior. Nos 34-38 York Street are within the setting of other listed buildings in the York Street streetscene including ‘The Grand Cinema’, ‘Clitheroe Royal Grammar School for Boys Old Building’, ‘Stanworth House’ and ’11-23 York Street’ (all Grade II). 

The file report for 3/2003/0030 identifies that submitted plans showed that the property only became part of the building group between 1886 and 1890. It also describes the previous rooflight as traditional (?), subtle and having a vertical emphasis (37cm x 77cm) including mid-dividing bar. There was concern that the proposed rooflight to this prominent roof would not be flush or have a mid-bar.

The Clitheroe Conservation Area Appraisal identifies:

The buildings to the rear (south-east) and east to be Buildings of Townscape Merit making a positive contribution to the conservation area.

‘The architectural and historic interest of the area’s buildings, 88 of which are listed’; ‘A pleasing historic townscape enhanced by the town’s changes of level’ (Summary of special interest);

‘In the early 19th century, as a result of the growing industrial base, development spread south-west (Whalley Road and Moor Lane) and north-east (York Street and King Street)’ (Location and context);

‘Three storey development is common in the commercial centre of the town declining in height to two storeys in peripheral areas like Moor Lane, Duck Street and the lower end of York Street’ (General character and plan form);

‘the Chatburn turnpike, to the north of the town, stimulated the construction of a new northern approach road, York Road (c1820), leading directly to the Market Place, cutting through burgage plots on Wellgate’ (The effect of historical development on plan form);

‘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 … 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 … Chimneys are a significant element of the conservation area’s lively roofscape which is also enhanced by the turrets and pinnacles of the town’s many churches and chapels. Typically, chimneys are constructed in stone with clay pots. Dormers are not common’ (Architectural and historic character);

‘Loss of architectural detail (original windows, doors etc)’; ‘Insensitive alteration of historic buildings’ (Character area 3: York Street and the environs of the Grammar School including Well Terrace and the southern end of Pimlico Road: Principal negative features).

‘Loss of original architectural details. 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’ (Threats).

	Proposed Development for which consent is sought:

LBC is sought for the retention of a replacement rooflight implemented following the refusal of 3/2003/0030.

On 4/2/21 the case officer advised:

“this rooflight is prominent and conspicuous because it is the only rooflight on the rear roofslope (viewed from Waterloo Way) in the listed terrace ’34-38 York Street’ and projects from the roof plane … 5.11.4 Traditional cast-iron rooflights should generally be retained, but where a convincing case can be advanced that replacement is essential as a consequence of deterioration or previous poor repair, new flush fitting cast-iron units should be used, of matching sizes, form and positioning. Rooflights manufactured from materials other than cast-iron and those that stand well proud of the adjacent roof surface will seldom be appropriate, especially on principal elevations ‘Guidance on alterations to listed buildings’, IHBC, 2021”.

On 10/2/21 the case officer advised:
“Please could you forward details of the degree of projection of the original and existing rooflight and reasons why a traditional cast-iron rooflight of the same dimensions as existing could not be used as an escape route and provide ventilation”.
On 25/2/21 the case officer advised:

“please could you submit information (a building surveyor’s report) in respect to the suggested escape justification for works – was this required under the building regulations for this historic property – are there alternative escape routes/modifications to the building which would have resulted in less damage to the historic fabric -  are there traditional cast-iron rooflights on the market which would provide a similar escape route?
 I also note from comparison of submitted interior photographs (before and after works) that the location and form of the rooflight in the ceiling appears to be different. What has been the implication of this for the historic roof structure e.g impact on rafters?”.  
 On 9/3/21 the applicant advised:
“Can you please make a judgement on this application as soon as possible please … With regards our original application in 2003 … the requested window was too large and that it would be visible from Waterloo Road. 

As a family inhabiting a four storey premises we wanted to have an option where we could, if we were trapped on the top floor, escape via the roof in the unfortunate event of a housefire. The only other means of egress would have been to jump out of a bedroom window which is four floors up at the rear of the premises. To our recollection a Velux style window was then the only available option allowing this style of opening, as mentioned in previous correspondence. There is no other provision for escape.
The window was re-sited, further to the right, to enable the Velux to be fitted. This was decided by the fitter when he removed the previous light and was able to fully assess the roof timbers for best fit. The window was fitted by a member of the Guild of Master Craftsmen and the Confederation of Roofing Contractors so we could only take his advice on the situation”.

	Impact upon the special architectural and historic interest of the listed building (including its features), the setting of listed buildings and the character and appearance of Clitheroe Conservation Area:

It is not clear what historic fabric and design has been lost (historic rooflight; impact to rafters) in the removal of the cast iron rooflight and installation of a modern rooflight in a different location.  The new rooflight is conspicuous and incongruous in views from Waterloo Way because of its elevation, interruption to the otherwise unbroken line of the listed row south-east roof elevation and detailed form (projection from the roofslope; lack of a vertical mid-bar). It has a harmful impact upon the special architectural and historic interest of the listed building (including its features), the setting of listed buildings and the character and appearance of Clitheroe Conservation Area.

‘Making changes to heritage assets’ (Historic England, 2016) identifies:

“The historic fabric will always be an important part of the asset’s significance” (paragraph 42).

“The insertion of new elements such as doors and windows, (including dormers and roof lights to bring roof spaces into more intensive use) is quite likely to adversely affect the building’s significance. Harm might be avoided if roof lights are located on less prominent roof slopes. New elements may be more acceptable if account is taken of the character of the building, the roofline and significant fabric. Roof lights may be more appropriate in agricultural and industrial buildings than dormers. In some circumstances the unbroken line of a roof may be an important contributor to its significance” (paragraph 48).

‘Alterations to listed buildings’ (IHBC, 2021) identifies:

“5.11.4 Traditional cast-iron rooflights should generally be retained, but where a convincing case can be advanced that replacement is essential as a consequence of deterioration or previous poor repair, new flush fitting cast-iron units should be used, of matching sizes, form and positioning. Rooflights manufactured from materials other than cast-iron and those that stand well proud of the adjacent roof surface will seldom be appropriate, especially on principal elevations. 
… 5.11.6 Additional rooflights require very careful consideration and are best if limited in number and located in inconspicuous positions. To ensure the minimum necessary alterations to historic fabric the rooflight sizes should be chosen to fit between the existing principal members of the roof structure”.


	Residential Amenity:
The proposal has an acceptable impact upon residential amenities.

	Observations/Consideration of Matters Raised/Conclusion:
Therefore, in giving considerable importance and weight to the duties at section 16, 66 and 72 (where relevant) of the Planning (Listed Buildings and Conservation Areas) Act 1990 and in consideration to NPPF and Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy it is recommended that listed building consent be refused.


	RECOMMENDATION:
	That listed building consent be refused for the following reason:
The works have led to the loss of important historic fabric and design (including a cast-iron rooflight). The installation of a modern rooflight in a different location is conspicuous and incongruous because of its elevation, interruption to the otherwise unbroken line of the listed row south-east roof elevation and detailed form (projection from the roofslope; lack of a vertical mid-bar). It has a harmful impact upon the special architectural and historic interest and setting of the listed building.
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