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	Officer:
	SK
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Listed Building Consent for proposed replacement windows with new single glazed sliding sash, external re-decoration including removal of modern paints from render and stonework, reinstatement of timber canopy and internal alterations associated with bathroom and kitchen re-configuration. Previous refused appeal APP/T2350/Y/22/3293390 and LBC 3/2021/1028.

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

		

	CONSULTATIONS: 
	Parish/Town Council

	Clitheroe Town Council have raised no objection to the proposal.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A:
	

	N/A

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the application.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS2: 	Sustainable Development
Key Statement EN3:	Sustainable Development and Climate Change
Key Statement EN5:	Heritage Assets

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DME4:	Protecting Heritage Assets

Planning (Listed Buildings and Conservation Areas) Act
National Planning Policy Framework (NPPF)


	Relevant Planning History:

2021/1028:
Replacement windows, external redecoration and internal alterations. Resubmission of 3/2021/0645. (Refused – Appeal Dismissed)

2021/0645:
Proposed replacement windows, front door, re-rendering and internal alterations.  (Refused)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to 11 Railway View Road Clitheroe.  The property is a two-storey end of terrace dwelling fronting Railway View Road.  The building is a Grade II Designated Heritage Asset (List entry number: 1164238), with the listing description as follows:

Early-mid C19. 2 storeys, rendered. Slate roof with two stone stacks and stone blocking course. Rusticated quoins to left. two windows to both storeys, stone surrounds, hung sashes with glazing bars. Doors of four panels in stone surrounds with wood hoods on brackets.

Listing NGR: SD7425142096

The application site is also located within the designated Clitheroe Conservation Area, also being located within the defined settlement limits of Clitheroe (Principal Settlement).


	Proposed Development for which consent is sought:

The application seek consent for a number of works to the external and internal fabric of the building.  The submitted Heritage Statement provides an overview of works for which consent is sought as follows:

· The existing render finish will be cleaned to remove algae etc. in readiness for re-coating with a mineral based masonry paint, such as Keim Granital, to provide breathability to the stone walls. The existing detailing with the coursing lines will be retained.
· Existing stone surrounds, quoins and sills will be carefully stripped of modern paints using low impact removal techniques such as the DOFF high temperature steam system so as to limit any damage to the underlying stone material.
· Once cleaned and prepared, the quoins and surrounds will be painted using a mineral based paint such as Keim Granital which will provide weatherproofing but crucially breathability to maintain the vapour open nature of the building.
· The replica timber hood will be reinstated over the door to match the retained feature at #13
· The existing door will be retained, repaired as necessary and re-decorated.
· Existing top hung casement windows to the west (front) elevation will be removed and replaced with Accoya factory finished single glazed sliding sash windows.
· The opaque sliding sash window to the northern elevation will be retained and renovated / decorated.
· The bow fronted window to the kitchen will be removed and replaced with new single glazed sliding sash windows incorporating weatherseals for improved thermal and acoustic comfort.
· Rainwater goods will either be renovated and re-decorated or replaced with new cast iron to match existing.
· Internally, only minor alterations to the internal layout are proposed.
· At ground floor the door between the kitchen and living spaces will be removed to provide a more open feel to the space and borrow additional natural light.
· The kitchen will be removed and replaced with new with a small section of the kitchen being partitioned to provide space for the electric heating controls and storage.
· At first floor level, the existing cylinder cupboard and bathroom fittings will be removed. A new modern shower room will be installed as per the layout included with this submission together with a small dressing room.

The application is a resubmission of refused application 3/2021/1028 which was subsequently dismissed at appeal – appeal reference APP/T2350/Y/22/3293390.  In dismissing the appeal the Inspector concluded that:

13) 
14) 
15) 
16) 
17) 
18) 
19) 
20) 
21) 
22) 
23) 
24) 
25) 
26) 
27) 
28) 
29) 
30) 
31) 
32) Bringing matters together, for the reasons given above, I find that the proposed works in relation to the bathroom partition, first floor flank window, and replacement plaster would undermine the historic integrity of the appeal building.

33) That said, I accept that there are some elements of the proposed works overall that would improve the heritage asset and contribute to its significance. These include the replacement of the failing and unsympathetic top hung casement windows to the front elevation, the replacement of the ground floor flank bow window with more in-keeping sliding sash windows, the reinstatement of the timber door canopy with a replica, the renovation of the original front door, the cleaning and re-painting of the render and stone quoins, the provision of a new cast iron down pipe and hopper and the retention and refurbishment of the 20th century fireplace. 	These works would improve the architectural and historic significance of the listed building and provide a more harmonious appearance between No 11 with adjoining No 13.

34) However, I confirm that even when taken together these matters are insufficient to outweigh the harm to the significance of the listed building that I have identified in relation to the partition, first floor flank window and plaster.

35) As set out above, I have found that the building also contributes to the historic significance of the conservation area. However, given that the proposed partition and works to the plaster are internal, and that the replacement first floor flank window would be of similar proportions, materials and detailing to the existing window, I am satisfied that the proposed works would not
	detrimentally affect how the conservation area is experienced. However, the absence of harm in 	this regard does not alter my findings in relation to the impact of the proposed works on the listed 	building itself.

36) I therefore conclude on the main issues that whilst the proposed works would preserve or enhance the character or appearance the Clitheroe Conservation Area, they would fail to 	preserve the special interest of the listed building. I give this harm considerable importance and weight in the balance of this appeal.


	Impact upon Listed Building(s) and Conservation Area:

The application relates to a Grade II Designated Heritage Asset (‘DHA’) with the building also being located within the designated Clitheroe Conservation Area.

As such due consideration must be given in respect of the statutory duties imposed under the Section 66(1) of the Planning (Listed Building and Conservation Areas) Act 1990 in relation to the preservation of the special character of heritage assets, including their setting.  In this respect the act states that: 

In considering whether to grant planning permission for development which affects a listed building or its setting, the local planning authority 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.

Further to the above, due consideration must also be given in respect of the requirements of the National Planning Policy Framework (‘The Framework’) insofar that in the determination of planning applications Local planning Authorities 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.

Paragraphs 200 and 201 of the Framework are also relevant insofar that they state that:

Paragraph 200:
Any harm to, or loss of, the significance of a designated heritage asset (from its alteration or destruction, or from development within its setting), should require clear and convincing justification. Substantial harm to or loss of:

a) grade II listed buildings, or grade II registered parks or gardens, should be exceptional;
b) assets of the highest significance, notably scheduled monuments, protected wreck sites, registered battlefields, grade I and II* listed buildings, grade I and II* registered parks and gardens, and World Heritage Sites, should be wholly exceptional.

Paragraph 201:
Where a proposed development will lead to substantial harm to (or total loss of significance of) a designated heritage asset, local planning authorities should refuse consent, unless it can be demonstrated that the substantial harm or total loss is necessary to achieve substantial public benefits that outweigh that harm or loss, or all of the following apply:

a) the nature of the heritage asset prevents all reasonable uses of the site; and
b) no viable use of the heritage asset itself can be found in the medium term through appropriate marketing that will enable its conservation; and
c) conservation by grant-funding or some form of not for profit, charitable or public ownership is demonstrably not possible; and
d) the harm or loss is outweighed by the benefit of bringing the site back into use.

In parallel with the above primary and national-level legislation, Key Statement EN5 and Policy DME4 of the Ribble Valley Core Strategy are primarily, but not solely, engaged for the purposes of assessing the proposal.  In this respect Key Statement EN5 states that:

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.

This will be achieved through:

· Recognising that the best way of ensuring the long term protection of heritage assets is to ensure a viable use that optimises opportunities for sustaining and enhancing its significance.
· Keeping Conservation Area Appraisals under review to ensure that any development proposals respect and safeguard the character, appearance and significance of the area.
· Considering any development proposals which may impact on a heritage asset or their setting through seeking benefits that conserve and enhance their significance and avoids any substantial harm to the heritage asset.
· Requiring all development proposals to make a positive contribution to local distinctiveness/sense of place.
· The consideration of Article 4 Directions to restrict permitted development rights where the exercise of such rights would harm the historic environment.

With Policy DME4 stating, in respect of development within conservation areas or those affecting the listed buildings or their setting, that development will be assessed on the following basis:

1: CONSERVATION AREAS

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.  This should include considerations as to whether it conserves and enhances the special architectural and historic character of the area as set out in the relevant conservation area appraisal. development which makes a positive contribution and conserves and enhances the character, appearance and significance of the area in terms of its location, scale, size, design and materials and existing buildings, structures, trees and open spaces will be supported.

In the conservation areas there will be a presumption in favour of the conservation and enhancement of elements that make a positive contribution to the character or appearance of the conservation area.

2: LISTED BUILDINGS AND OTHER BUILDINGS OF SIGNIFICANT HERITAGE INTEREST

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.

Policy DMG1 is also engaged in parallel with Key Statement EN5 and Policy DME4 insofar that the policy sets out general Development Management considerations, with the policy having a number of inherent criterion that are relevant to the assessment of the current proposal, which state:

In determining planning applications, all development must:

DESIGN

1. Be of a high standard of building design which considers the 8 building in context principles (from the CABE/English Heritage building on context toolkit.
2. Be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials.
3. Consider the density, layout and relationship between buildings, which is of major importance. particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities.

AMENITY

1. Not adversely affect the amenities of the surrounding area.

ENVIRONMENT

3. All development must protect and enhance heritage assets and their settings.


Proposed works to building:

Taking account of the above considerations, the National Planning Policy Framework advises at paragraph 200 that when considering the impact of a proposal on the significance of a designated heritage asset, great weight should be given to the asset’s conservation. With Paragraph 201 going on to indicate that significance can be harmed or lost through the alteration or destruction of those assets or from development within their setting and that this should have a clear and convincing justification.  In assessing the effect of the previously proposed works, the Inspector, in determining the previous appeal found that:

13) The proposed works include a number of elements to which the Council raises no objections. These include: the replacement of the failing top hung casement windows to the front elevation with single glazed painted timber sliding sash windows; the replacement of the ground floor flank bow windowwith two single glazed painted timber sliding sash windows and central mullion; an internal partition in the kitchen to house a boiler and form a store; the reinstatement of the timber door canopy with a replica; the renovation of the original front door; the cleaning and re-painting of the render and stone quoins; and a new cast iron down pipe and hopper. I see no reason to come to a different view to the Council on these elements of the proposed works. 

14) However, the Council is concerned about a number of other aspects of the proposed works. These include the insertion of a partition to the first floor bathroom to form a study and smaller bathroom. This would be made of timber boarding with an integral pocket sliding door. Its simple design and use of materials is intended to deliberately contrast with the historic nature of the building, and to ensure it is read as a later addition.

15) As described above, the unusual relationship between No 11 and No 13 suggests that No 11’s floorplan has altered over time and that No 11 may historically have been larger. Alterations to the upper floorboards indicates that the staircase may have been repositioned at some point. The appellant submits that an internal bathroom would not have been part of the building’s original construction and suggests that it was installed when part of No 11 was absorbed by No 13. Reference is also made to the installation of an entrance lobby to the ground floor in the late 20th century. Notwithstanding these factors, and the adaptation of the building over time, I have seen nothing to demonstrate that even prior to being partially given over to No 13, No 11 would ever have been more than two rooms deep or one room wide.

16) The building’s internal arrangement and two cell layout is intrinsic to its character as a simple two up, two down home. Whilst the existing bathroom has a timber beam at ceiling level, there is no substantiated evidence to suggest that it has been previously subdivided. Although the room is already partially divided by an existing cylinder cupboard, this does not fully bisect the space or partition the room to any great extent and does not serve to disrupt the existing two cell layout.

17) Whilst by their nature the works would be reversible, the proposed partition would nevertheless alter the building’s historic plan form by subdividing the bathroom into two clearly separate and smaller rooms. As a result the building’s noteworthy and basic two cell room arrangement would be lost at first floor level and its uncomplicated characteristic historic layout would be undermined.

18) The appellant refers to the proposed subdivision of the kitchen space at ground floor level to which the Council raises no objections. However, those works relate to the creation of storge space rather than a separate room, and that part of the room affected would be more modest. As such, I do not regard this matter to justify the proposed upper floor partition.

19) Thus I find that the insertion of the partition as proposed would erode the character of the building and diminish its historic interest thereby impairing its historic legibility. That the existing bathroom is disproportionally large and the new bathroom would be commensurate with the size and scale of the property does not alter my view.

20) The Council also objects to the proposed replacement of the existing timber sliding sash first floor flank bathroom window with a single clear glazed timber sliding sash window. This would have a weather sealed frame and toughened glass. The appellant’s heritage statement indicates that the existing window appears to be original, whilst the Council considers it to be an early to mid 20th century addition. In any event, the window is of some age and forms part of the historic fabric of the building.

21) In terms of the rationale for this element of the proposed works, the appellant argues that the existing window has a low sill and that the single glazed obscure plate glass is a hazard to the occupiers. The replacement unit would be in compliance with the Building Regulations and be an improvement in terms of safety and energy efficiency. Notwithstanding my findings above in relation to the proposed partition, I also appreciate that under the wider package of proposed works, the window would serve a newly created study where clear glass would be more appropriate. 

22) That said, there is nothing before me to explain why the existing window, which is a traditional and longstanding feature of the building and forms part of its historic fabric, cannot be retained in the first instance. No evidence has been submitted that investigates the condition of the fabric of the existing window, and I have seen nothing to suggest that it is failing or deteriorating. Nor have any repair, restoration or alteration works to the window been considered in the first instance.

23) This being so, even appreciating that the replacement window would be on the building’s side elevation in an elevated position and would be of matching proportions and details to the existing window, I cannot be satisfied that its complete replacement is justified. Accordingly I find that this element of the proposed works would result in the unnecessary loss of historic fabric, which would have an adverse effect on the character and significance of the building.

Taking account of the above, notwithstanding other matters, in determining the previous application and appeal, both the authority and Inspector considered that the harm resultant from the insertion of the ‘insertion of a partition to the first-floor bathroom to form a study and smaller bathroom’ and ‘the proposed replacement of the existing timber sliding sash first floor flank bathroom window with a single clear glazed timber sliding sash window’ were the primary matters whereby  harm was identified without sufficient justification.  With the Inspector concluding, in respect of the above matters, that the proposed works in relation to the bathroom partition, first floor flank window, and replacement plaster would undermine the historic integrity of the appeal building.

In relation to the above and turning to matters relating to the details pursuant to the current application. The currently submitted details now omit the inclusion of the insertion of a partition to the first-floor bathroom with the submitted details also now proposing that the first-floor bathroom window (flank bathroom window) will be ‘retained and renovated / decorated’.  

As such, whilst taking account of the remainder of the proposed works to the building (in relation to which no significant harm was previously identified), it is considered that the revised details have fully addressed the previous reasons for refusal insofar that they would not result in a level of harm to the Designated heritage asset that would warrant the refusal to withhold the granting of Listed Building Consent on these grounds. Whilst the proposal would result in a small degree of harm, the refurbishment works are considered necessary to sustain the heritage asset in the longer term which is in the public interest, as such the requirements of paragraph 202 of the NPPF is satisfied. 

In this respect, taking account of the above matters, the proposed development is considered to be in broad compliance with Key Statement EN5 (Heritage Assets), Policy DME4 (Protecting Heritage Assets) and Policy DMG1 (General Considerations) of the Ribble Valley Core Strategy and Paragraphs 130, 134, 200 and 201 of the National Planning Policy Framework.  

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	Impact Upon Residential Amenity:

Taking account of the nature of the proposed works it is not considered that the works or alterations will give rise to any significant measurable impacts upon existing or future nearby residential amenities.
 

	Highways and Parking:

No implications resultant from the proposal.


	Landscape/Ecology:

No implications resultant from the proposal.


	Observations/Consideration of Matters Raised/Conclusion:

Taking account of the above matters, the proposed development is considered to be in broad compliance with Key Statement EN5 (Heritage Assets), Policy DME4 (Protecting Heritage Assets) and Policy DMG1 (General Considerations) of the Ribble Valley Core Strategy and Paragraphs 130, 134, 200 and 201 of the National Planning Policy Framework.  

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	

	That listed building consent be granted subject to the imposition of conditions.



image1.jpeg
&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk




