Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/CMS

	Application No: 
	3/2011/0223/P (LBC)

	Development Proposed:
	Reinstatement of lime roughcast to south gable and part west elevations at Hill Top Farmhouse, Twiston

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Historic amenity societies – consulted, no representations received.

	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.

Policy ENV20 - Proposals Involving Partial Demolition/Alteration of Listed Buildings.

Policy ENV19 - Listed Buildings (setting).



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Hill Top is a Grade II listed (13 February 1967) house with contiguous barn (as the vernacular) of the early 19th century.  The list description refers to the front elevation of the house only and notes its “slobbered rubble” construction.

Despite walling showing a number of apparent rebuilds/extensions, the 1845 Ordnance Survey shows a very similar range footprint.

A listed building justification has been submitted which refers to an ongoing problem of rainwater ingress to this exposed property (4.1). Amongst issues, is the soiling of internal plasterwork and decorations (4.2).  It is suggested (4.3) that weather protection has previously (up to 1960’s) been afforded by a lime rough cast render with a lime wash finish (my site inspection would confirm evidence for a roughcast finish to the gables although other elevations may just have had a limewash finish).  British Standard 8104: 1992 Code of Practice for Assessing Exposure of Walls to Wind-Driven Rain (4.4ff) and the need to conserve the listed building (4.8) have been considered.

Figure 2 would appear to suggest that “part west elevation” relates to the rear wall of the house only.

Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that in considering whether to grant planning permission for development that 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.

PPS5 Policy HE9.1 states “there should be a presumption in favour of the conservation of designated heritage assets and the more significant the designated asset, the greater the presumption in favour of its conservation should be.  Once lost, heritage assets cannot be replaced and their loss is a cultural, environment, economic and social impact.  Significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting.  Loss affecting any designated heritage asset should require clear and convincing justification..”.

PPS5 is accompanied by the Historic Environment Planning Practice Guide (HEPPG, March 2010).  Paragraph 2, Introduction, of the HEPPG states that the practice guidance may be “material to individual planning and heritage consent decisions”.

Paragraph 179, Addition and Alteration, of the HEPPG refers to historic fabric and repair.


“179 – the fabric will always be an important part of the asset’s significance.  Retention of as much historic fabric as possible is therefore a fundamental part of any good alteration or conversion, together with the use of appropriate materials and methods of repair.  It is not appropriate to sacrifice old work simply to accommodate the new”.  

Policy ENV20 of the Ribble Valley Districtwide Local Plan (adopted June 1998) has the status, following Government Office North West approval, of a ‘saved policy’.  It states that “.. proposals for the alteration or repair of listed buildings should be sympathetic to their character and appearance.  The most important features of any listed building will be preserved”.

Policy ENV19 of the Ribble Valley Districtwide Local Plan is ‘saved’ and concerns development proposals on sites within the setting of listed buildings.

No information was originally submitted on the nature of the existing pointing to the house.  It appears to be of modern form.  In this regard, I note the comments of SPAB in respect to a similar situation at Towneley House, Grindleton (27 September 2004) “regrettably however we note from the photographs, that the exposed stonework appears to be repointed in cement based water that may affect the ability of a lime render to take to the surface of the wall…”.  I also note the SPAB technical leaflet Roughcast for Historic Buildings (A Townsend, 1990) that “… thought should be given to the qualities of the masonry that is to be covered, in order to determine whether the new material will gain inadequate key without hacking mortar from the joints, especially if the mortar is thought to be ancient”.  I am also mindful that SPAB often recommend leaving cement based pointing in situ if its removal  would lead to unacceptable damage to stonework.

The agent has confirmed (18 May 2011) that there are no implications for the historic fabric in gaining an adequate key and that the nature of the existing pointing is not relevant to the proposals.

In my opinion, the proposals have an acceptable impact upon the character, setting and significance of the listed building. Roughcast rendering and limewashing is a traditional and once very common repair/protection for exposed buildings in this area. Furthermore, there is evidence to suggest that the proposals may be restoring the historic appearance/weather protection removed from this building in the 1960s.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has an acceptable impact upon the character, setting and significance of the listed building.



	RECOMMENDATION: That conditional listed building consent be granted.


DATE INSPECTED: 














