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	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	Refusal

	

	Development Description:
	Installation of black metal gates to 'coach' entrance between 15 and 17 York Street

	Site Address/Location:
	15 York Street Clitheroe BB7 2DH

	

	CONSULTATIONS: 
	Parish/Town Council

	No objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection subject to condition (gate hung to open away from the highway).

Historic amenity societies:
Consulted, no comments received.


	CONSULTATIONS: 
	Additional Representations.

	Letter of objection - block entrance to house.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:
Key Statement EN5 – Heritage Assets
Policy DMG1 – General Considerations 
Policy DME4 – Protecting Heritage Assets
Policy DMH5 – Residential and Curtilage Extensions

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]).

NPPF
NPPG


	Relevant Recent Planning History:
3/2021/0716 - Repairs and alterations including bathroom relocation, removal of second floor room partitions, re-roofing, insulation and new openings to outrigger. Resubmission of 3/2020/0761. LBC granted 16/9/2021.

3/2018/0684 - Erection of timber pergola to rear of property. LBC granted 2/10/2018.

3/2017/0099 - Removal of nine existing casement windows and replacement with six hardwood, sliding sash windows, two side-hung, hardwood casement windows and one hardwood window with two top-hung opening lights over one large fixed pane. LBC granted 30 March 2017.

3/2016/1070 - Internal alterations to remove current subdivision into flats and reinstate the buildings as two townhouses, including replacement of cement render and redecoration to front elevation, new rooflights and altered door opening to rear outshuts and demolition of lean-to store to rear yard. LBC granted 9 January 2017.

3/2016/1053 - Replacement of 2 sash windows to front elevation and 10 casement windows to rear elevation. LBC refused 4 January 2017.

3/2016/0968 - Re-roofing works, including new and replacement rooflights. LBC granted 14 December 2016.

3/2015/0841 - Replacement windows with minor internal alterations. LBC granted 15 April 2016.
 
3/2014/0950 - Retention of unauthorised works for the formation of minor internal alterations including formation of two doorways and construction of timber partition wall at first floor flat 15a York Street. LBC refused 23 May 2016.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
‘Nos 11 to 23 (odd) York Street’ is a Grade II listed terrace (one entry in the list; 30 September 1976) of the C18 and early C19 prominently sited within Clitheroe Conservation Area. The list description identifies that the Grade II listed “Nos 11 to 23 (odd), Stanworth House and Clitheroe Royal Grammar School for Boys form a group”. The site is also within the setting of the Grade II listed Nos 2-18 York Street, The Grand Cinema, 34-38 York Street, 22 and Rock House Church Street and 2-4 Church Brow. The list description is typically brief and refers to the front elevation and the exterior only including “Arched carriage entry to left”.

There are historic buildings (shown on 1840s and 1890s OS maps; former coach houses?) to the rear of the courtyard off York Street.


	Proposed Development for which consent is sought:
Planning permission is sought for gates to the historic cart entrance to 11-23 York Street.

	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:

‘Nos 11 to 23 (odd) York Street’ is a late Georgian terrace which retains its carefully considered neo-classical design. Architectural and Historic Character of the Clitheroe Conservation Area Appraisal confirms “The conservation area is most notable for buildings from the late 18th century and 19th century, many of which replaced earlier structures … 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 such as pediments and friezes”.

The coach entrance retains evidence (pintels/gudgeons) of previous enclosure. However, there is no evidence to suggest that this took the form of ornate gates which are incongruous and conspicuous and draw the eye from wall elevations and architectural composition (largely set by window alignment, proportion and pattern. The list description identifies “Nos 13 and 15 have 1 window each on each storey, most hung sashes with glazing bars”). 

Note is made of the timber boarded enclosures on Church Street and York Street which harmonise with these buildings and the wider townscape. The submitted Heritage Statement also identifies “the cart opening is typical of a simple late Georgian design, the stone surrounds are simple with little decorative detail”. 

The introduction of ironwork where there is no historic precedent/tradition also detracts from the importance and interest of surviving elements. The Clitheroe Conservation Area Appraisal identifies “Small historic items such as boot scrapers, cast iron rainwater goods and iron street name signs add to the conservation area’s distinct local identity”. Boundary Treatments of the Clitheroe Conservation Area Management Guidance identifies precedent for vertical iron railings on a low stone wall. However, the general recommendation is for solid and unfussy structures of stone or “Simple, close-boarded fencing, with timber posts, may be an alternative to stone in certain locations away from the public viewpoint but such fencing should be simply detailed, without any decoration such as a curved top or trellis”. The Management Guidance also refers to a Key Principle for new development to “Reflect the proportion of solid to void found in the elevations of traditional buildings and employ robust detailing, avoiding fussy or gimmicky use of applied features or detailing”.

‘Making changes to heritage assets’ (Historic England, 2016) is particularly relevant at paragraph 24 (restoration considerations), 41 (dominance in material and siting), 43 (settting impact) and 49 (following the character of the building) . 

The proposed roadside gates are incongruous and conspicuous and harmful to the special architectural and historic interest of the listed building, the setting of listed buildings in the group and streetscene and the character and appearance of Clitheroe Conservation Area. This is therefore contrary to Key Statement EN5 and Policy DME4 and DMG1 of the Ribble Valley Core Strategy.

	Residential Amenity:
The access issue identified by the objector is not a matter for consideration in determination of the planning application. 

	Highways:
The comments of LCC Highways suggest that the development is acceptable subject to condition in respect to highway safety.

	

	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 and in consideration to NPPF and Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy it is recommended that planning permission be refused.


	RECOMMENDATION:
	That planning permission be refused for the following reason:

The proposed gates are incongruous and conspicuous and harmful to the special architectural and historic interest of the listed building, the setting of listed buildings and the character and appearance of Clitheroe Conservation Area. This is contrary to Key Statement EN5 and Policy DME4 and DMG1 of the Ribble Valley Core Strategy.
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