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	AD
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	Refusal

	

	Development Description:
	Creation of ground floor WC with associated drainage and ventilation

	Site Address/Location:
	32 Parson Lane Clitheroe

	

	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Historic amenity societies:
	

	Consulted, no representations received.

	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES:

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

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]).

Clitheroe Conservation Area Appraisal

NPPF
NPPG


	Relevant Planning History:

3/1994/0805 & 0806 – Part of front garden to be used for parking of car. PP & LBC granted 7/2/1995.

3/1982/0253 - Internal and external improvements and provision of new kitchen, bathroom and toilet. LBC granted 23 June 1982.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
’32-36 Parson Lane’ is a Grade II listed building (“Late C18 cottages”; 30/9/1976) prominently sited in Clitheroe Conservation Area. Nos 32 and 34 appear as a single build.

No 32 incorporates a number of neo-classical features including aligned vertically-emphasised windows, 6-panel door with fanlight and a double-pile plan. The original ground floor rooms are focussed around centrally-placed fireplaces to the east wall.

The list description does not refer to the interior but identifies that “Nos 16 to 20 (even), New Inn, Nos 28 to 36 (even) form a group”. The site is within the immediate setting of ’28 and 30 Parson Lane’, ‘New Inn’, ‘1 and 3 Parson Lane’, 18 and 20 Parson Lane’ and ’16 Parson Lane’ (all Grade II listed). 

	Proposed Development for which consent is sought:
It is proposed to install a ground floor WC in the recess adjoining the rear ground floor fireplace and another recess (integral cupboard?) in the front/rear dividing wall. This space is lit by a window (the only window to this gable wall shown on the ‘As existing’ plans for 3/1982/0253). A full-height curved enclosure and wall openings for drainage and ventilation are proposed.

	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:

The proposed works result in the harmful loss of historic fabric (non-reversible wall removal) and alteration to important double-pile planform (compromise to proportions of square room; close and distracting juxtaposition to one of room’s most significant features - fireplace; obscuring of window and wall recesses).

‘Making changes to heritage assets’ (Historic England, 2017) identifies the importance of fabric conservation (paragraph 42), careful consideration to the juxtaposition of new work and historic fabric (paragraph 43), the importance of plan-form (paragraph 45) and the impact of small-scale feature obscuring (paragraph 50).

The submitted Heritage Statement identifies works to be ‘reversible’ (paragraph 6.1). However, the drainage and ventilation proposals result in irreversible alteration to historic fabric.  

The proposals are contrary to Key Statement EN5 and Policy DME4 and DMG1 of the Ribble Valley Core Strategy:

There will be a presumption in favour of the conservation and enhancement of the significance of heritage assets and their settings. The historic environment and its heritage assets and their settings will be conserved and enhanced in a manner appropriate to their significance for their heritage value; their important contribution to local character, distinctiveness and sense of place; and to wider social, cultural and environmental benefits (EN5).

In considering development proposals the Council will make a presumption in favour of the conservation and enhancement of heritage assets and their settings.

Proposals within, or affecting views into and out of, or affecting the setting of a conservation area will be required to conserve and where appropriate enhance its character and appearance and those elements which contribute towards its significance.

Alterations or extensions to listed buildings or buildings of local heritage interest, or development proposals on sites within their setting which cause harm to the significance of the heritage asset will not be supported.

Any proposals involving the demolition or loss of important historic fabric from listed buildings will be refused unless it can be demonstrated that exceptional circumstances exist (DME4).

All development must protect and enhance heritage assets and their settings (DMG1).

The harm affects part of the listed building of ’32-36 Parson Lane’ and part of Clitheroe Conservation Area and is ‘less than substantial’.

NPPF requires ‘clear and convincing justification’ for any harm. NPPF also requires consideration to the public benefits  of development resulting in ‘less than substantial harm’. Paragraph 4.1 of the submitted Heritage Statement appears to refer to private benefits resulting from the works (the future occupancy, maintenance and repair of the property does not appear to be a consideration). Contractor employment provides a public benefit. However, public benefits do not outweigh the harm 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.


	Residential Amenity:
The proposed works have an acceptable impact upon adjoining properties.

	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 listed building consent be refused. 


	RECOMMENDATION:
	That listed building consent be refused for the following reason:
The proposed loss and alteration of important historic fabric and planform has a harmful impact upon the special architectural and historic interest and setting of the listed building.
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