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	DELEGATED ITEM FILE REPORT: 
	LISTED BUILDING APPROVAL

		

	Development Description:
	Listed Building Consent for regularisation of internal alterations to upgrade thermal insulation.

	Site Address/Location:
	12 Duck Street Clitheroe BB7 1LP

		

	CONSULTATIONS: 
	Parish/Town Council

	No representations received in respect of the proposal.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A:
	

	N/A

	CONSULTATIONS: 
	Additional Representations.

	No letters of representation have been received in respect of the application.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development 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:

No planning history directly relevant to the determination of the application.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to 12 Duck Street Clitheroe, the property is a two-storey end of terrace residential dwelling being faced in primarily natural stone.  The property is a Grade II Listed Designated Heritage Asset, with the property also being located within the designated Clitheroe Conservation Area.  

The Listing description for the property (List Entry Number 1072381) reads as follows:

DUCK STREET 1. 5295 (South-East Side) Nos 6 to 12 (even) SD 7441 1/139 19.5.50. II GV 2. Early C19 or late C18. 2 storeys in coursed stone with rusticated quoins to left and stone slate roof. 3 stone and 1 brick stack. 4 windows, stone surrounds, no glazing bars, on both floors. Stone surrounds to doors, which are modern except to Nos 6 and 12, which are of 4 panels. Rendered plinth. Recently heavily repointed. Stone blocking course on plain brackets. Nos 2 to 12 (even, Nos 14 and 16 and premises occupied by Ceramica Italia Ltd form a group with Nos 26 to 32 (even).


	Proposed Development for which consent is sought:

The application seeks retrospective Listed Building consent for the following works:

The proposed works are to upgrade the thermal insulation to the external walls and the roof space, and 
provide continuous background ventilation to the property.  The wall insulation is fitted internally over the existing wall finishes, comprising of 95mm insulation with 10mm plasterboard and lightweight plaster skim finish. The insulation to the roof void is provided by 300mm thickness of glass mineral wool rolls.   The existing extractor hood in the kitchen and mechanical extract fan in the shower room are to be upgraded to operate automatically with a humidity activated control.

The Heritage and Design Statement submitted in support of the application states:

‘Although there no available records of any Building Regulations application for the premises, it is clear from inspection that the building has been extensively renovated. There is evidence of a chemical injection damp proof course. 

The masonry walls throughout are dry lined with plasterboard and lightweight gypsum plaster. The kitchen has been re-fitted and tiled. The rear of the first floor of the house has a small shower room. There is natural gas fired central heating to the property, the boiler dating between 2013 & 2015. Visual inspection of the electrical consumer unit suggests that the building has been re-wired sometime around 2014.  The original lath and plaster ceiling at first floor is intact, but has been under-drawn with new joists and finished with plasterboard and a lightweight plaster skim. All the above work was done by the previous owner of the property’.


	Impact upon Listed Building(s) and Setting:

The application relates to a Grade II Designated Heritage Asset, as such regard must be given to the statutory duties imposed on the authority in respect of the preservation and enhancement of such assets.  In this respect, at a local level, Key Statement EN5 and Policy DME4 are primarily, but not solely, engaged for the purposes of assessing likely impacts upon designated heritage assets resultant from the proposed development.

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.

Given the application seeks consent for works to a Grade II Designated Heritage Asset, special regard must also be given to the statutory duties imposed on the authority, pursuant to national legislation, in respect of the preservation and enhancement of such assets.  The principle statutory duty under the Planning (Listed Building and Conservation Areas) Act 1990 (as amended by s.58B (1) of Levelling-up and Regeneration Act 2023) is to preserve or enhance the special character of heritage assets, including their setting.  As such, in determining applications that affect designated heritage assets, the authority must consider the duties contained within the principle Act which states the following;

Listed Buildings – Section 66(1) (as amended by s.58B of Levelling-up and Regeneration Act 2023): 
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 or enhancing the building or its setting.  Under s.58B (2) this includes preserving or enhancing any feature, quality or characteristic of the asset or setting that contributes to the significance of the asset.

Listed buildings - Section 16 (2) (as amended by s.58B of Levelling-up and Regeneration Act 2023):
In considering whether to grant listed building consent for any works to a listed building the local planning authority shall have special regard to the desirability of preserving or enhancing the building.  Under s.58B (2) this includes preserving or enhancing any feature, quality or characteristic of the asset or setting that contributes to the significance of the asset.

The submitted details propose the installation of wall insulation, which is to be fitted internally over the existing wall finishes, comprising of 95mm insulation with 10mm plasterboard and lightweight plaster skim finish.  The insulation to the roof void is provided by 300mm thickness of glass mineral wool rolls.   The existing extractor hood in the kitchen and mechanical extract fan in the shower room are also to be upgraded.

The supporting information submitted in support of the application identifies that the property has been previously extensively internally renovated with none of the original internal finishes (on the building fabric affected by the application) remaining.  As such the proposed works are unlikely to result in any measurable harm to the inherent character of the designated heritage asset.

As such, it is not considered that the proposed development raises any significant direct conflict(s) with Key Statement EN5 or Policy DME4 of the Ribble valley Core Strategy, nor any significant measurable conflicts with the aims and objectives of the Planning (Listed Building and Conservation Areas) Act 1990 or Paragraphs 200 and 201 of the National Planning Policy Framework.


	Impact Upon Residential Amenity:

Taking account of the proposed works for which consent is sought, it is not considered that the proposed works will have any measurable detrimental impact(s) upon nearby residential receptors.


	Visual Amenity/External Appearance:

Notwithstanding the considerations in respect of the statutory duties imposed on the authority in relation to the preservation and enhancement of such designated heritage assets, consideration must also be afforded in respect of the visual impact of the proposal and as to whether the proposal will result in any significant measurable harm upon the character or visual amenities if the immediate and wider area.

The works to which the application relates are solely internal, as such they are unlikely to result in any measurable impact(s) upon the character or visual amenities of the immediate or wider area.


	Observations/Consideration of Matters Raised/Conclusion:

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.
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