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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Listed Building Consent for external repairs to comprise: re-roofing, re-lining lead gutters, refurbishment of existing windows, re-rendering external walls, refurbishing front door and new rear door to match existing, external redecoration.

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

		

	CONSULTATIONS: 
	Parish/Town Council

	No response received

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Archaeology – no archaeological impact identified.

LCC Highways – no objection. Recommend a condition restricting deliveries during construction.

	

	CONSULTATIONS: 
	Additional Representations.

	None

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN5: Heritage Assets
Policy DMG1: General Considerations 
Policy DME4: Protecting Heritage Assets

NPPF – Chapter 16

Planning (Listed Buildings and Conservation Areas) Act 1990: Sections 16, 66 and 72


	Relevant Planning History:

3/1998/0452 - REMOVE SHOP FRONT. REBUILD FRONT ELEVATION WALL TO REINSTATE AS DWELLING. CHANGE OF USE TO DWELLING (LISTED BUILDING CONSENT). APPROVED

3/1998/0451 - REMOVE SHOP FRONT. REBUILD FRONT ELEVATION WALL TO REINSTATE AS DWELLING. CHANGE OF USE TO DWELLING. APPROVED

ADJACENT PROPERTY – NO. 13 YORK STREET

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.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

11 York Street is an end-terrace Grade II listed residential property sited on the northern side of York Street and within the Clitheroe conservation area. To the rear is a single storey addition. No.11 York Street forms part of a listed group of early c19, 3 storey rendered town houses.  The group of 7 properties are recognised for their group value.

The list description identifies:

“C18 and early C19. 3 storeys, rough rendered and rendered. Moulded eaves cornices. Rusticated quoins. No 11 has 3 windows with modern glazing above modern ground floor…”


	Proposed Development for which consent is sought:

· Removal and relaying of slate roof (with new felt and patterns)
· Removal of existing roughcast render and re-rendering on front and side elevations to match existing finish.  At the rear the stonework is proposed to be repaired.
· Repair of existing timber windows (which appear to be non-original sashes)
· New lead work to gutters
· New lead flashing and flaunching to chimney stack
· Repair and redecorate front door and replace rear door with like for like replacement.
· Redecoration of outside of property


	Impact upon the special architectural and historic interest of the listed building and conservation area:

The LPA must accord with their duties at sections 16, 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 which state:

16. In considering whether to grant listed building consent for any works the local planning authority or the Secretary of State shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.

66. In considering whether to grant planning permission [or permission in principle] for development which affects a listed building or its setting, the local planning authority or, as the case may be, the Secretary of State shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.

72 Special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.

The proposed works to the listed building would be subject to careful consideration with respect to the duties above and relevant policies below. 

The  NPPF states in determining planning applications LPA’s should take account of; 
a.	The desirability of sustaining and enhancing the significance of heritage assets and putting them to viable uses consistent with their conservation;
b.	The positive contribution that conservation of heritage assets can make to sustainable communities including their economic vitality; and
c.	The desirability of new development making a positive contribution to local character and distinctiveness.

Para 199 states that when considering the impact of proposals on the significance of a designated heritage asset, great weight should be given to the asset's conservation. The more important the asset, the greater the weight should be applied. This is irrespective of whether any harm is identified as being substantial, total loss or less than substantial harm to its significance. 

Para 202 of the NPPF states where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighed against the public benefits of the proposal including, where appropriate, securing its optimum viable use.

Key Statement 5, DMG1 and DME4 of the Core Strategy are relevant.

Growth Lancashire provide specialist heritage advice to the Council and have been consulted for their professional view.

It is not considered the proposed repairs/maintenance work would be inappropriate.  As indicated in the Heritage Statement the proposed works are essentially ‘like for like’ repairs which will result in no external change in the appearance of the building.  

The replacement of worn out elements of the buildings like lead work and flaunching to the chimney is sound maintenance and will have no impact on the building.  Similarly repairs to the existing windows and front door will have little impact on the building.  The windows themselves are not original sashes and whilst important to retain as part of the wider group appearance in themselves they are of little significance.

The removal of the render is not explained in the application. No details are provided for assessment and it is unclear whether the existing render is modern cement based.  However subject to the render being re-applied in an appropriate material with the same manner/appearance there is no ’in-principle’ objections to the work being carried out.  Similarly there is no objection to the removal of the cement render at the rear. This would match the treatment undertaken at No.13 next door.  Whilst this will result in a change in appearance, given that this is largely an enclosed elevation with limited views in or out, the change will not be prominent.  It would however be useful to have a detailed methodology for the render removal to be submitted and be agreed to avoid undue damage to the fabric beneath.  This methodology/specification would detail the method of removal and the specification for the new render, proposed paint colour and treatment of the exposed rear wall i.e. mortar mix and pointing detail.  It would perhaps be prudent to include, in the agreed methodology, scope for a sample panel of removal to be carried out to see how the render can be removed.   This could be adequately dealt with via a suitably worded condition.

The replacement of battens and felt will have no impact on the significance of the group.  Again it would be useful to have some sort of statement re how the work will take place and details of any new slates but largely satisfied that the work (subject to agreement re any new slates) would have little impact on the character of the building.  

In terms of the other work the LPA would expect to see details of any replacement joinery and details of the new rear door should be agreed via a condition.   A catch all materials condition could be applied to any consent to confirm all the materials to be used on the property refurbishment – this would include details of the render mix, slate, lead-work and rear door. 
Overall, subject to the correct work practices, the work is considered to be sympathetic to the significance of the listed building and not result in any discernible harm to the listed building.

Whilst the property lies with Clitheroe Town Centre Conservation Area, having regard to the extent of works proposed, there would be no impact on its significance.


	Impact Upon Residential Amenity:

None identified


	Ecology:

A scoping bat roost assessment has been submitted confirming a negligible risk to protected habitats and that the works can go ahead without having a detrimental impact on protected species. An informative can be added in this case. Whilst the LPA could request a bat box be installed on the building to secure biodiversity enhancement, on balance this is not considered desirable given its heritage status.


	Highways:

No impact. Whilst LCC Highways have requested a condition asking for deliveries of materials etc to be restricted around school times, this is not considered reasonable given the small-scale nature of the project and furthermore delivery vehicles would not be able to park in restricted areas such as bus stops / school bus parking areas.


	Observations/Consideration of Matters Raised/Conclusion:

In giving considerable weight to the duties at section 16, 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 the proposals would meet the statutory test ‘to preserve’ and would not result in any discernible level of harm to the significance of the existing listed building or the wider group of properties or conservation area. As such, the proposal would meet the objectives of Chapter 16 of the NPPF and complies with Policy EN5 and Policy DME4 of the Local Plan and it is recommended that listed building consent be granted subject to conditions. 


	RECOMMENDATION:
	To approve listed building consent.
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