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	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Listed Building Consent for proposed internal alterations.

	Site Address/Location:
	18 Parson Lane, Clitheroe, BB7 2JN.

		

	CONSULTATIONS: 
	Parish/Town Council

	Clitheroe Town Council:
	No objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None.

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1: Development Strategy
Key Statement DS2: Sustainable Development
Key Statement EN2: Landscape
Key Statement EN5: Heritage Assets
Policy DMG1: General Considerations
Policy DMG2: Strategic Considerations
Policy DME4: Protecting Heritage Assets
Policy DMH5: Residential and Curtilage Extensions

Planning (Listed Buildings and Conservation Areas) Act Section 16 & 66

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2022/1063:
Proposed change of use from Class E (Hairdressers) to Class C3 (Dwelling) (Approved)

3/2018/0034:
Proposed single storey extension to the rear of the existing ground floor rear kitchen annex to form new customer disabled WC (LBC) (Approved)

3/2018/0033: 
Proposed Single storey extension to the rear of the existing ground floor rear kitchen annexe to form new customer disabled WC. Refurbishment of existing first and second floor accommodation in relation to finishes. Creation of two parking spaces top the rear garden (PP) (Approved)

3/2017/0680:
Internal and external alterations to provide self - contained residential accommodation at first and second floor. Additional car parking space within the existing rear garden. (LBC) (Refused)

3/2017/0679:
Internal and external alterations to provide self - contained residential accommodation at first and second floor. Additional car parking space within the existing rear garden. (PP) (Refused) 

3/2016/0918:
Replacement single storey extension, general internal structural improvements, provision of additional parking space. (LBC) (Refused)

3/2016/0831:
Upgrade of existing ground floor hairdressing salon facilities and creation of two bedroom apartment above including demolition of existing rear kitchen extension and replacement with new single storey extension to rear, general internal structural improvements and the provision of an additional parking space within the existing rear garden (PP) (Refused)

3/1989/0033:
Re roofing using new Welsh blue slate rebuilding chimney stacks (re-using existing masonry) at 18/20 Parson Lane. (LBC) (Approved)

3/1988/0316:
Installation of street lighting bracket, service box and cable (LBC) (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a mid terraced three storey property in Clitheroe within the Clitheroe Conservation Area. Access to the front of the property is from Parson Lane with the property’s rear access being sited opposite to No. 1 and No. 2 Parson Mews. The application property is sited in close proximity to Clitheroe town centre within a mixed use area comprised of both residential and commercial properties with Clitheroe Castle lying approximately 100 metres away to the South.

The application property holds Grade II Listed Building status. The official Historic England listing description for 18 Parson Lane reads as follows: 

‘PARSON LANE 1. 5295 (North Side) Nos 18 and 20 SD 7441 1/202 II GV 2. Early C19. 3 storeys, rough rendered, with rusticated quoins to the left. 3 windows, stone surrounds. 2 windows to ground floor of No 20, later glazing bars, and door in stone surround with cornice and 3-light rectangular fanlight. Modern door. No 18 has shop front with pilasters, fascia and cornice, centre door, restored glazing bars. Nos 16 to 20 (even), New Inn, Nos 28 to 36 (even) form a group.’


	Proposed Development for which consent is sought:

Listed Building Consent is sought for the following works:


· Installation of surfaced fixed proprietary tanking system to basement level of property

· Creation of timber framed vestibule feature within front ground floor entrance of property

· Creation of en-suite area within first floor bedroom 3 behind stairs

· Creation of en-suite area / adjoining partition within second floor bedroom 1


	Principle of Development:

When assessing works to Listed Buildings and their settings, the LPA must accord with their duties at sections 16 and 66 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 2 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. 

Chapter 16 of the National Planning Policy Framework sets out expectations with regards to conserving and enhancing the historic environment. Applicants are required to describe the significance of any heritage assets affected, including any contribution made by their setting. 

Local Planning Authorities should consider any loss of historic fabric to constitute harm, but to make an assessment as to the significance of the asset and apply weight to its conservation accordingly. 

Accordingly, the proposed works to the Listed Building will be carefully assessed with respect to the duties above.


	Impact upon Listed Building:

Paragraph 205 of the NPPF states: 

‘When considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation (and the more important the asset, the greater the weight should be). This is irrespective of whether any potential harm amounts to substantial harm, total loss or less than substantial harm to its significance.’ 

In addition, Key Statement EN5 of the Ribble Valley Core Strategy states: 

‘There will be a presumption in favour of the conservation and enhancement of the significance of heritage assets and their settings.’ 

Furthermore, Policy DME4 of the Core Strategy states: 

‘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.’ 

Heritage impact is considered to be the potential level of harm upon the significance of a heritage asset caused by development proposals. The NPPF defines significance as ‘the value of a heritage asset to this and future generations because of its heritage interest’. Such interest can be archaeological, architectural, artistic or historic. 

Statements Of Heritage Significance, Historic England (2019) defines these as follows:
 
‘Archaeological Interest: There will be archaeological interest in a heritage asset if it holds, or potentially holds, evidence of past human activity worthy of expert investigation at some point.’ 

‘Architectural And Artistic Interest: Interests in the design and general aesthetics of a place. They can arise from conscious design or fortuitously from the way the heritage asset has evolved. More specifically, architectural interest is an interest in the art or science of the design, construction, craftsmanship and decoration of buildings and structures of all types. Artistic interest is an interest in other human creative skills, like sculpture’.

‘Historic Interest: An interest in past lives and events (including pre-historic). Heritage assets can illustrate or be associated with them. Heritage assets with historic interest not only provide a material record of our nation’s history but can also provide meaning for communities derived from their collective experience of a place and can symbolise wider values such as faith and cultural identity.’

National Planning guidance requires applicants to describe the significance of any heritage assets affected, including any contribution made by their setting in order to allow the LPA to come to a judgment about the level of impact on that significance and therefore on the merits of the proposal. 

A Heritage, Design and Construction Method Statement has been provided in support of the application. The statement provided makes reference to the property having retained its historical room layouts however no additional commentary is given with respect to the significance of the heritage asset. Notwithstanding this, the significance of the application property has been documented previously and is summarised as follows:

‘18 Parson Lane is physical evidence of an early 19th century commercial building, which is likely to have been constructed as part of the commercial development of Parson Lane following the construction of the lane. The building is also interpretable as having both commercial and domestic functions, with commercial use limited to the front unit of the ground floor and basement and the remainder of the building being for domestic use…the building is a product of vernacular building tradition, something which is prevalent within the Ribble Valley and would have been constructed from locally available materials and built to meet the needs and functions required of it by the occupants…internally, the plan form is relatively unchanged with each floor consisting of a front and rear unit…some sub-division has occurred to the first floor rear unit along with the insertion of an additional window, all of which is expected to have been 20th century in origin…internally, there are features, fixtures and fittings of interest which have been retained including, 1 no chimney breast, original staircases, balustrades and newel posts, historic floor boards, a number of original door and partly original cupboard to the alcove of the rear ground floor chimney breast.’

(Heritage Statement from planning applications 3/2018/0033 & 3/2018/0034)

Accordingly, the above observations indicate that the significance of 18 Parson Lane is underpinned by a combination of its architectural interest (largely retained original plan form, vernacular building tradition) and archaeological interest (extant internal historic fabric) along with some historic interest (evidence of historic commercial development within Clitheroe). 

Historic England guidance Making Changes to Heritage Assets (2016) states:

‘The plan form of a building is frequently one of its most important characteristics…proposals to remove or modify internal arrangements will be subject to the same considerations of impact on significance (particularly architectural interest) as for externally visible alterations…new features added to a building are less likely to have an impact on the significance if they follow the character of the building…the sub-division of buildings may have a considerable impact on significance…new services, both internal and external, can have a considerable, and often cumulative, impact on the significance of a building and can affect significance if added thoughtlessly…the historic fabric will always be an important part of the asset’s significance…it is not appropriate to sacrifice old work simply to accommodate the new…where possible it is preferable for new work to be reversible, so that changes can be undone without harm to historic fabric…retention of as much historic fabric as possible is likely to fulfil the NPPF policy to conserve heritage assets in a manner appropriate to their significance.’

In a similar vein, the Institute Of Historic Building Conservation (2021) advises:

‘The plan of a building is one of its most important characteristics…proposals for sub-division should be confined to an absolute minimum with a positive attempt made to retain principal rooms in their designed inter-relationship. New partitions should be the least necessary…interior plans and individual features of interest should always be respected and left unaltered as far as possible…the junction between new work and the existing fabric needs particular attention, both for its impact on the significance of the existing asset and the impact on the contribution of its setting…the appearance and character of a building will greatly depend on the design and detailing of its walls and its windows and doors…small-scale features, inside and out, will frequently contribute strongly to a building’s significance and removing or obscuring them is likely to affect the asset’s significance…all work affecting historic fabric should be undertaken in a manner that is readily reversible.’

In this instance, creation of the proposed second floor ensuite and adjoining partition would involve subdivision of the property’s rear second floor bedroom whereby approximately one quarter of the existing room’s floor space would be partitioned off with a timber stud wall. As such, the resultant subdivision would be overtly disruptive to the simple rectangular plan form of the room which in turn would undermine the architectural interest of the property by virtue of the clear deviation from the building’s historic plan form. 

In addition, the stud wall that would enclose the proposed second floor ensuite would be sited directly adjacent to a historic rear window opening which in turn would result in a somewhat cramped and juxtaposed relationship between the modern stud walling and historic window opening. 

Furthermore, installation of the proposed sanitaryware (shower, sink and WC) within the second floor ensuite would require the creation of new apertures within the historic walls and floorboards of the building which in turn would result in both disturbance to and irreversible loss of the building’s historic wall and floor fabric. Similarly, installation of the proposed sanitaryware (shower, sink and WC) within the proposed first floor ensuite would involve further disturbance to and loss of historic wall and floor fabric.

The doorway entrance at the front of the unit is considered to involve historic fabric and no evidence has been submitted to demonstrate that this is not the case. Installation of a new timber frame vestibule would adjoin and be disruptive to historic fabric, create a cramped built form around the entrance feature and be disruptive to the simple rectangular plan form of the lounge.

The basement contains important historic fabric, including the stone flagged floor and exposed limestone walls. The application states that the basement is to be provided with a surface fixed proprietary tanking system which involves the drilling of a new membrane wall to the walls and a plasterboard finish applied, and the laying of a new floor membrane over the existing slab and finished with floating floorboards. This will involve disturbance to and loss of the building’s historic wall and floor fabric with no supporting justification given as to why these works are deemed necessary. 

Taking account of all of the above, the proposed development would fail to accord with the above guidance and policies in relation to the appropriate adaption of heritage assets in as much that the loss of original plan form and the subsequent disturbance to and loss of historic wall and floor fabric are considered harmful to the significance of the heritage asset.

The level of harm to the heritage asset from the proposed development is considered to be less than substantial in this instance. 

Paragraph 208 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.’ 

In this instance, implementation of the works proposed would offer limited small scale public benefits in the form of short term contractor employment. The proposed development would otherwise be utilised for private use with the only benefactors being the occupants of 18 Parson Lane. As such, the limited public benefits identified are not considered to outweigh the harm that would occur to the heritage asset from the proposed development in this instance. In addition, the heritage asset provides an existing residential use that would not cease in the event of the proposal failing to be implemented therefore the heritage asset is already considered to be in its optimum viable use.

Accordingly, the proposed development fails to satisfy the requirements of Paragraphs 205 and 208 of the National Planning Policy Framework and Key Statement EN5 and Policies DMG1 and DME4 of the Ribble Valley Core Strategy and is therefore considered to be unacceptable.


	Observations/Consideration of Matters Raised/Conclusion:

The loss of original plan form and the subsequent disturbance to and loss of the building’s historic wall and floor fabric would have a harmful impact upon the special interest of the application property. 

The degree of harm to the designated heritage asset would be less than substantial and in this instance there are no public benefits identified that would outweigh the harm caused. 

As such, the proposal fails to meet the requirements of Key Statement EN5 and Policy DME4 of the Ribble Valley Core Strategy, Sections 16 and 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and Paragraphs 205 and 208 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 refusal.


	RECOMMENDATION:
	That Listed Building Consent be refused for the following reason:

	01:
	[bookmark: _Hlk144739886]The proposed development, by virtue of the loss of original plan form and subsequent disturbance to and loss of historic wall and floor fabric would have a harmful impact upon the Grade II Listed Building 18 Parson Lane. As such, the proposal fails to meet the requirements of Key Statement EN5 and Policy DME4 of the Ribble Valley Core Strategy, Sections 16 and 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and Paragraphs 205 and 208 of the National Planning Policy Framework.
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