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	Officer:
	Stephen Kilmartin
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Planning permission for reconfiguration of existing accommodation to create two dwellings including removal of store buildings and external WC, internal alterations and changes to fenestration.

	Site Address/Location:
	8 10 8A and former Edward Davies and Sons Ltd Shawbridge Street Clitheroe BB7 1LY

		

	CONSULTATIONS: 
	Parish/Town Council

	No representations received in respect of the application.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	
The Local Highways Authority have raised no objections to the proposal.


	CONSULTATIONS: 
	Additional Representations.

	
1 representation has been received offering comments of general support but suggesting retention of existing windows where possible.


	

	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 EN4:	Biodiversity and Geodiversity
Key Statement EN5:	Heritage Assets
Key Statement DMI2:	Transport Considerations

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
Policy DME1:	Protecting Trees & Woodland
Policy DME2:	Landscape & Townscape Protection
Policy DME3:	Site and Species Protection and Conservation
Policy DME4:	Protecting Heritage Assets
Policy DME5:	Renewable Energy
Policy DME6:	Water Management
Policy DMB5:	Footpaths and Bridleways

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


	Relevant Planning History:

3/2023/0843:
Listed building consent for reconfiguration of existing accommodation to create two dwellings including removal of store buildings and external WC, internal alterations and changes to fenestration.  (partner application) 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a pairing of semi-detached residential Designated Heritage Assets (Grade II Listed) - 8 and 10 Shawbridge Street, Clitheroe.  The Listing description for the properties reads as follows:

SHAW BRIDGE STREET 1. 5295 (South-Vest Side) Nos 8 and 10 SD 7441 1/31 II GV

2. C18. 2 storeys in rubble and pebbledash. Double span roof. Right hand window has 2-light window with some glazing bars, above window with modern glazing. Left hand has 1 window to both floors and doorway with stone surround, C19 door. No 10 has 3 windows to 1st floor, stone surrounds. Brackets at moulded eaves. 2 windows to ground floor and rendered plinth. Stone surround to door with pedimented hood on carved brackets, modern door. Nos 2 to 10 (even) form a group.

Listing NGR: SD7457441791

The buildings to which the application relates are located within the defined settlement limits of Clitheroe, also being located within the designated Clitheroe Conservation Area.  The site is bounded to the north by Shawbridge Street and to the north-west by number 6 Shawbridge Street (Grade II Listed).  The site is located outside and to the south-east of the ‘Main Centre Boundary’ of Clitheroe, being located in an area that is predominantly defined by a number of residential properties, with a small number of buildings in commercial use also being located within the immediate vicinity.


	Proposed Development for which consent is sought:

The application seeks consent for the reconfiguration of numbers 8 and 10 Shawbridge Street.  The internal floorplan currently benefits from a configuration whereby number 10 occupies the frontage of the building with number 8 occupying the rear of the building.

The proposed reconfiguration will result in both properties befitting from a floorplan arrangement that utilises an intermediate north-east to south-west internal dividing wall as the separating wall between both address points.  The resultant configuration will result in number 8 occupying the northern element of the building with number 10 being accommodated in the southern element.

The submitted details propose both internal and external works to the dwellings (including works affecting curtilage buildings) which are summarised as follows:

External Site Works:

· Demolition of ‘store’ to rear (south-eastern extents)
· Demolition of attached ‘store’ and WC (north-west elevation)
· Refurbishment of existing outbuilding (rear curtilage)
· Erection of intermediate ‘boundary wall’ to delineate residential curtilages (1500mm high)
· Iron railings to be erected atop frontage boundary wall fronting Shawbridge Street
· Installation of proposed ‘vehicle security gate’

External Works to Building(s):

· Installation of 6 x ‘Conservation Area Roof Lights’ on ‘inward facing’ roof-planes of gables
· Existing roof tiles to be removed and replaced with natural-slate
· All windows to be replaced with double-glazed top opener ‘mock sash’
· Fascias, guttering and downpipes to be restored or replaced to match existing
· Existing pebble dash render to be retained and painted white
· Removal of first-floor window on side (west) elevation
· Door opening to be reinstated on side (west) elevation with stepped access created
· Installation of 2 x pairs of double ‘French-Doors’ on rear (south) elevation

Internal Works to Building(s):

· Removal of 2 x doorway openings at ground floor and reinstatement of wall to form internal dividing wall between reconfigured dwellings
· Removal of stud wall and existing ‘bathroom’
· Creation of double door arrangement within stud wall 
· Removal of shower room and associated stud walling 
· Relocation of staircase 
· Removal of stud walls in the rear extension to form kitchen to serve reconfigured no.10


	Impact upon Listed Building(s) and Setting:

The application relates to a pairing of Grade II Designated Heritage Assets, 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.

Policy DMG1 is also engaged in concert 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.

Given the proposal relates 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 both internal and external works to the dwellings (including works affecting curtilage buildings) which are summarised as follows:

External Site Works:

· Demolition of ‘store’ to rear (south-eastern extents)
· Demolition of attached ‘store’ and WC (north-west elevation)
· Refurbishment of existing outbuilding (rear curtilage)
· Erection of intermediate ‘boundary wall’ to delineate residential curtilages (1500mm high)
· Iron railings to be erected atop frontage boundary wall fronting Shawbridge Street
· Installation of proposed ‘vehicle security gate’

External Works to Building(s):

· Installation of 6 x ‘Conservation Area Roof Lights’ on ‘inward facing’ roof-planes of gables
· Existing roof tiles to be removed and replaced with natural-slate
· All windows to be replaced with double-glazed top opener ‘mock sash’
· Fascias, guttering and downpipes to be restored or replaced to match existing
· Existing pebble dash render to be retained and painted white
· Removal of first-floor window on side (west) elevation
· Door opening to be reinstated on side (west) elevation with stepped access created
· Installation of 2 x pairs of double ‘French-Doors’ on rear (south) elevation

Internal Works to Building(s):

· Removal of 2 x doorway openings at ground floor and reinstatement of wall to form internal dividing wall between reconfigured dwellings
· Removal of stud wall and existing ‘bathroom’
· Creation of double door arrangement within stud wall 
· Removal of shower room and associated stud walling 
· Relocation of staircase 
· Removal of stud walls in the rear extension to form kitchen to serve reconfigured no.10

In respect of the internal works listed above, the submitted Heritage Statement assesses the impacts upon the significance of 8-10 Shawbridge Street, stating that:

‘The two interior walls that the proposal seeks to remove on both ground and first floors are relatively modern insertions. Both the sections of walls are of no intrinsic significance and are not part of the historic layout of the building. They were erected in order to create two separate properties. The removal of the ground floor wall is beneficial in that it will restore the connection to the entrance hallway from the eastern entrance.  The removal of the dividing wall across the first-floor landing and realignment of the first floor bedroom wall, post removal, will have no consequence. Both interventions will restore circulation around the building and create a layout more aligned to the original plan form of the building.

As such, I would regard the proposal as having a slight positive impact (benefit) on the significance of the 8-10 Shawbridge Street.’

In respect of the above, whilst the listed works could be considered as extensive, their physical intervention into the existing building fabric and subsequent impact(s) are minimal.  With the proposed works proving beneficial in respect of the visual uplift of the building and a more rationalised internal and external configuration.

As such, taking account of the above matters, 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 130, 134, 200 and 201 of the National Planning Policy Framework, insofar that the proposed development does not result in any significant level of measurable adverse harm to the Grade II Listed Building(s).


	Impact Upon Residential Amenity:

Given the proposal seeks consent for the reconfiguration of a pairing of existing residential dwellings, due consideration must be given in respect of the potential for the proposal to result in adverse impacts upon nearby existing residential amenities.  With consideration also being afforded as to whether the proposal would result in an acceptable level of residential amenity for future occupiers of the reconfigured dwellings.

In this respect the submitted details propose a rational division of the dwellings that affords a central-split of the dwelling that would align with and correspond to the alignment of the intermediate ’valley’ of the ‘twin-gable’ roof configuration of the properties.  It is further proposed that an intermediate boundary wall will be introduced at the rear of the dwellings to provide clear delineation between the two rear residential curtilages that will be resultant from the reconfiguration of the dwellings.

The submitted details do not propose the introduction of any new window openings with the proposal resulting in largely the internal reconfiguration of each address point and their respective habitable rooms.  As such it is not considered the proposal, in this respect, will result in any measurable impacts upon the residential amenities of nearby residential occupiers.

In respect of the proposed internal reconfiguration, taking account of the proposed resultant rooms sizes, configuration and external site configuration, it is not considered that the proposed works would result in an unacceptable or compromised level of residential amenity for occupiers of the dwellings.


	Impacts Upon Conservation Area/Visual Amenities:

Notwithstanding the considerations in respect of the statutory duties imposed on the authority in relation to the preservation and enhancement of Listed Buildings, consideration must also be afforded in respect of the visual impact of the proposal and as to whether the proposal will result in any measurable harm upon the character or visual amenities of the immediate area, in particular the designated Clitheroe Conservation Area, which itself is also considered as a Designated Heritage Asset.

In respect of the proposed external works, these will be limited to the demolition of a small number of curtilage structures, replacement of the existing windows, replacement of roofing materials, the painting of the existing pebbledash render and the installation of iron railings to be erected atop frontage boundary wall fronting Shawbridge Street.  In this respect the proposed works, subject to details in respect of framing /roofing materials, are likely to result in visual uplift and enhancement of the application building when viewed from the public realm, resulting in a subsequent visual enhancement and improvement in the character and visual amenities of the defined Clitheroe Conservation Area.

As such, taking account of the above matters, 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 nor Paragraphs 130, 134, 200 and 201 of the National Planning Policy Framework. Particularly In respect of measurable adverse impacts upon the character or visual amenities of the designated Clitheroe Conservation Area.


	Highways and Parking:

The reconfigured of the dwellings will utilise two existing vehicular entry points off Shawbridge Street with dedicated parking also being provided to serve each dwelling in a side driveway arrangement.  In respect of the existing access points and parking provision, the Local Highways Authority have raised no objections in respect of the resultant configuration.

As such, taking account of the above and in the absence of any objections being raised by the Local Highways Authority, it is not considered that the proposed development will result in any measurable detrimental impacts upon the safe operation of the immediate or wider highways network.


	Landscape and Ecology:

The application has been accompanied by the submission of a Bat report insofar that the proposed works involve the demolition of structures and works to the fabric of the roof of the dwelling(s).  The report states that:

On the first survey, a common pipistrelle possibly emerged from behind the bargeboard at the eastern elevation of B1 at 20:54, however this could not be checked with the IR camera footage as high light levels (early in the survey) distorted the video image.  Soprano and common pipistrelles were noted foraging and commuting along site boundaries on both surveys with noctule activity also noted on the first survey. Overall activity levels from both surveys were considered to be moderate.

An assessment of effects on ecological features has been made using the available design and survey information and the professional judgement of the ecologist. This includes a consideration of the relevant legislation (see Appendix F) and planning guidance. If there are changes to the proposals, such as a change to the proposed development design or to the construction method and programme, the assessment would need to be reviewed.  Current proposals involve the restoration of the two properties and outbuildings. Works include; conservation style roof lights incorporated into the existing roof structure, demolition of the kitchen annex and outbuilding (S2) and the retention and refurbishment of S1.

Whilst no evidence of bats was recorded during the inspections, due to the results of emergence surveys of the buildings/structures and suitable PRF’s: B1, B2 and K are considered to be of moderate suitability with S1 and S2 considered to be of low suitability for crevice roosting bats such as common and soprano pipistrelles. Roosting opportunities included; gaps behind wooden bargeboards potentially leading into the internal loft space (B1, B2 and K) and gaps present under end roof tiles (B2 and K). PRF’s present on S1 and S2 include gaps under lifted roof panels and gaps into the internal space around boarded up windows.

The first nocturnal survey recorded a possible emergence of a common pipistrelle from behind the bargeboard at the eastern elevation of B1, this elevation will not be impacted by works, therefore, if the bat did emerge, the roost location will be maintained. Despite the absence of bat field signs and lack of definitive emerging bats, the buildings/structures do provide potential roosting opportunities. As bats are a mobile species and use a variety of roosting sites, occasional use of the buildings/structures by individual, opportunistic bats cannot be completely discounted. In the absence of appropriate mitigation, there is a low risk of causing harm or disturbance to individual bats during re-development and demolition works, which would result in an offence (Appendix F). Furthermore, in the absence of roost compensation, the demolition and restoration works may also lead to the reduction in available roosting opportunities. 

Overall, the availability and connectivity of foraging and commuting habitat immediately surrounding the property is limited to: restricted to tree lines bordering the school field to the south, scattered/roadside trees, residential garden interspersed with roads; and slightly further away Clitheroe Castle Grounds, and Mearley Brook and Primrose Lodge Nature Reserve.

Any new lighting associated with the works has the potential to impact foraging, commuting and roosting bats utilising the surrounding area, especially to the south. An increase in artificial illumination poses a barrier to bat movement and reduces foraging opportunities by depleting invertebrates from unlit areas, thereby reducing food abundance. Unmitigated, potential disturbance to bats could occur through increased lighting of the site at night, particularly if light spillage occurs onto any adjacent roosting features or linear features which could be used for commuting and foraging.

As such, given a number of the areas of the building(s) could be used opportunistically for individual roosting by pipistrelle bats, a condition requiring Reasonable Avoidance Measures (RAMs) to be adhered to during the proposed works, to reduce the risk of impacting bats through harm / killing or disturbance of roosts will be imposed should consent be granted.

The report further recommends that:

A total of 2 no. bat boxes will be installed/incorporated on to the exterior of the completed development. The purchase and installation of bat boxes will be organised and funded by the applicant. The boxes will comprise the Vivaro Pro Beaumaris Woodstone Bat Box.  These bat boxes are to be installed on to the external wall (as close to the apex as possible) of the building on the completion of works.

Recommending that the boxes face in different directions (ideally from south-east to south-west) to provide a range of temperature conditions. North-facing positions will be avoided.  The report further recommends that any external lighting scheme should be designed/installed in accordance with Bat Conservation Trust guidelines (ILP 2018). 

Taking account of the above matters, subject to adequate mitigation being provided and Reasonable Avoidance Measures being adhered to, it is not considered that the proposed development will result in any significant measurable detrimental impact(s) upon protected species or species of conservation concern.


	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 planning consent be granted subject to the imposition of conditions.
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