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	DELEGATED ITEM FILE REPORT: 
	Decision
	REFUSE

	

	Development Description:
	Replacement windows, external redecoration and internal alterations. Resubmission of 3/2021/0645.

	Site Address/Location:
	11 Railway View Road Clitheroe BB7 2HE

	

	CONSULTATIONS: 
	Parish/Town Council

	No comments received 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Clitheroe Civic Society
	Support the application. Consider that the revised proposal will bring a deteriorating property back to use in a sympathetic way. 

	

	CONSULTATIONS: 
	Additional Representations.

	None

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:
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]).
Clitheroe Conservation Area Appraisal

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

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

	Relevant Planning History:
3/2021/0645 - Proposed replacement windows, front door, re-rendering and internal alterations

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
‘Nos. 11 and 13 Railway View Road’ is an early-mid C19 Grade II listed building (30/9/1976), now two neo-classically designed townhouses, prominently sited along the boundary, but within Clitheroe Conservation Area. The front elevation of each dwelling appears as a mirror-image to the adjoining. However, roofs contrast (No 11 is formed under a hipped roof). The site is located in Clitheroe Town Centre on a busy thoroughfare from the Rail and Bus Station to the Town. 

The submitted Heritage Statement identifies that the property has been unoccupied for circa. 20 years and it is in a state of disrepair which is considered to cause harm to the character of the conservation area. The building also has some unsympathetic alterations such as insertion of bow window and mid C20 top hung casement windows as well as the loss of a timber door canopy which all have a negative impact on its character. 

	Proposed Development for which consent is sought:
The application seeks listed building consent for replacement windows, external redecoration and internal alterations.

This consists of 
· Replacement of top hung casement windows to front elevation with single glazed painted timber sliding sash windows with glazing bars to match number 13
· Replacement of bow window to ground floor gable with two single glazed painted timber sliding sash windows and central mullion
· Replacement of original sash window to first floor gable with single glazed painted timber sliding sash window
· Insertion of timber partition to bathroom to form a study and smaller bathroom
· Internal partition to house boiler and form store.
· Reinstatement of timber door canopy with replica. 
· Renovation of original front door
· Internal plaster to be removed and replaced with insulated lime plaster
· Cleaning and repainting of render and stone quoins
· New cast iron down pipe and hopper

	Principle of Development:

A recent application for more extensive works was refused for the following reason:

The proposed works are harmful to the special architectural and historic interest and setting of the listed building because of the loss and alteration of important historic fabric and planform (including the front door, first floor gable window, ground and first floor room dividing walls) and the installation of incongruous and conspicuous double-glazed windows at the front elevation. 


	Assessment of the impact on Heritage Assets: 
•	Replacement of top hung casement windows to front elevation with single glazed painted timber sliding sash windows with glazing bars to match number 13

The windows to the front elevation mimic the style of traditional sash windows but are in fact top hung casements. The heritage statement suggests that these were installed in the 1960s. As such it is not considered that their loss would be of detriment to the significance of the listed building.  The previously refused application proposed their replacement with double glazed sash windows which was deemed to be unacceptable as the thicker profile is not in keeping with traditional buildings. It is now proposed to install painted timber single glazed windows which are considered appropriate to the age of the property and will bring uniformity with number 13 which forms part of the same listing.  The reinstatement of a traditional window will enhance the listed building and the conservation area on this prominent frontage. 

•	Replacement of bow window to ground floor gable with two single glazed painted timber sliding sash windows and central mullion

It is not clear when this was installed but it is likely to be around the same time as the front windows, it is noted that the rear section of the house belongs to number 13 which is an unusual arrangement so it may have been widened / inserted to allow additional light to the ground floor. The proportions of the opening are wider than on the rest of the house and the bow window does detract from its appearance. It is proposed to replace this with two timber painted sash windows with vertical emphasis and a central mullion. It is argued in the heritage statement that this solution has been proposed as it is not known how this gable would have originally looked and that this solution would result in less intervention than new walling.  The vertical emphasis and sash style will match the other windows on the property. This is accepted and whilst it may not reinstate the original fenestration it would be a significant improvement on the current window. 

•	Replacement of sash window to first floor gable with single glazed painted timber sliding sash window

This window is understood to be historic but it is not clear whether it is original. The justification given for its replacement is that it will be replaced with weather sealed frame and toughened glass for safety, it was originally proposed to replace with double glazing for greater energy efficiency and noise reduction. However, it is now proposed to replace like for like with single glazing. It is always more desirable to repair original features than replace them and replacement should be considered where they are beyond repair. It maybe that the new window would improve the living conditions as well as assisting the preservation of the building’s fabric.  However, there is no joiners report submitted assessing the condition of the window or reasoning given for its loss. Its loss would constitute harm with no justification given and this is not outweighed by any public benefit. 

•	Insertion of timber partition to bathroom to form a study and smaller bathroom

This element has now been amended so that it is a simple timber partition in the room rather than a wall with a new opening to the front bedroom in a “Jack and Jill” arrangement. The materials deliberately contrast so it is read as a later addition, whilst it is reversible it is probably unlikely that it would be.  It would appear from the floorboards that there may have been stairs in a different position at some point but likely that the building would have always had a two-cell layout. The proposal will alter the historic plan form by subdividing the area into two clearly separate rooms. This is to a lesser extent that the recently refused application but still considered harmful. 


IHBC guidance says: 
In a property that retains its original plan form it is seldom appropriate to open up a sequence of rooms to create a larger space or for subdivision into several smaller spaces

The proposed bathroom area will have no windows and details would also need to be submitted as to how this room would be ventilated. New drainage pipe work is also likely to be required which could affect the historic floorboards but no information is submitted with respect to this. 

 It should be borne in mind that this dwelling has been empty for at least 20 years and only has one bedroom. However, the works above would constitute harm and not considered justified or vital to bring the dwelling back into use. 

•	Internal partition to house boiler and form store.

A partition is proposed within the kitchen, this is currently divided by a boiler cupboard but a new timber partition is proposed to hide a new boiler and form a store. This will have an impact on the plan form of the building however as it would only extend the width of a kitchen using and is towards the end of the room it is considered that this will allow the historic plan form to still be read and the room would still be one area.  

•	Reinstatement of timber door canopy with replica. 

IHBC guidance states: 
“The reinstatement of documented missing architectural fixtures or features may be appropriate if there is clear and compelling evidence and the work is undertaken accurately” (3.10.1).

The applicant is in possession of the original timber canopy which has rotted and fallen off the building. A replica has been made and it is considered that this will restore the balance and uniformity to the frontage of the two properties and enhance the building and conservation area. 

•	Renovation of original front door

The applicant has agreed to renovate the original front door rather than replace. This will enhance the appearance of the building. 

•	Internal plaster to be removed and replaced with insulated lime plaster

It is understood that most of the plaster is modern and the small amount to the front elevation which may be original may be damaged or removed by replacing the window and sills. This loss of historic fabric would cause some harm to the asset and is considered to be avoidable as it has survived the last replacement of windows. It is stated that the plasterwork is rotten and the renewal will bring a minor benefit through energy efficiency as well as improving the living conditions within the building.  The use of a traditional lime based plaster is considered appropriate to the age of the building and compatible with the stone construction. This is acceptable in principle if considered necessary but further justification would be required and special care taken when replacing windows to ensure historic fabric is not damaged. 

•	Cleaning and repainting of render and stone quoins

The recently refused application included a proposal to remove the render to the building however this was deemed to be unacceptable. Therefore, it is now proposed to retain the render and remove the paint from the stone quoins and repaint. 

The existing stone quoins are coated with an acrylic based paint. The use of the DOFF high pressure water system to remove the paint material from the stone and render is shown to be a low impact method of paint removal with limited damage to the substrate.  Notwithstanding this it would be necessary to carry out a test on a small area prior to carrying out the works to ascertain what the best method of removal would be. 

•	New cast iron down pipe and hopper

This will prevent water ingress into the building and is considered acceptable subject to exact specifications being submitted prior to installation. 

	Residential Amenity:
There will be no impact on residential amenity. 

	Observations/Consideration of Matters Raised/Conclusion:
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 listed building consent be refused.

The replacement of a historic sash window and alteration to plan form would constitute harm which is not outweighed by public benefit. 

	RECOMMENDATION:
	To REFUSE listed building consent. 
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