
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/CMS

	Application No: 
	3/2011/0874/P (LBC) & 3/2011/0873/P (PA)

	Development Proposed:
	Demolition of two outbuildings to be replaced with a link building and conversion of workshop to habitable accommodation at Black Hall, Garstang Road, Chipping

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Lancashire County Council (Highways) – No objection.

United Utilities – No objection at this stage.  The applicant should be made aware that the proposed developments may fall within the required access strip of a public sewer – suggest contacting a building control body at an early stage.

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.
PPS5 – Planning and the Historic Environment.

HEPPG

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

Policy ENV19 - Listed Buildings (setting).

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy G1 - Development Control.

Draft NPPF – National Planning Policy Framework.



	POLICY REASONS FOR REFUSAL:

	The proposal has an unduly harmful impact upon the character (including setting) and significance of the listed building because the extension would be incongruous, visually intrusive, dominating of the historic build in materials and siting and suburban in form and will result in the loss of important historic fabric. This is contrary to Policies ENV20, ENV19 and G1(a) of the Ribble Valley Districtwide Local Plan.



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

	Black Hall Farmhouse is a Grade II listed (13 February 1967) house with a first floor plaque denoting “TPA 1755”.  The list description refers to its double-pile plan, windows with architraves, doorway with moulded cornice and projecting keystone and a one-bay extension to the right of early-mid 19th century date.  The steading is shown on the 1845 ordnance survey.

The farmhouse fronts an isolated steading (of now converted) traditional agricultural buildings within the Forest of Bowland Area of Outstanding Natural Beauty. The submitted Design and Access Statement states: “At one time all the surrounding properties would have been within the curtilage of Black Hall Farm”.
The steading is bisected by public right of way FP92.  FP93 and BW10 run close by.

Pre-application enquiry - the case officer was advised on 9 March 2011 that the previous owner of the site had instigated extensive and unauthorised extension and alteration of the listed building including removal of floor beams, the raising of ceiling heights and addition of a porch.  An email was subsequently received (8 June 2011) revising this assessment of unauthorised works to the construction of the boiler house and wood store extensions and the addition of a third storey into the early to mid 19th century bay (including rooflights).

3/2011/0817/P – proposed installation of 16 solar panels on fixed garage roof.  Certificate of Lawfulness refused 18 November 2011.  The application did not discuss the provenance of this large, modern, incongruous and visually intrusive extension attached to the east gable. The planning record would appear to indicate that neither listed building consent or planning permission was obtained.

3/2009/0270/P – Conversion of and change of use of attached barn into accommodation for existing house, plus extending and remodelling of existing house and associated external works.  Planning permission granted 22 July 2009.

3/2004/0694/P – Erection of garage.  Planning permission granted 16 August 2004.  This has been constructed.

3/2003/0144/P – Change of use of barn to form two no dwellings.  Listed building consent granted 9 April 2003.

3/2002/0853/P – Change of use of barn and buildings to form 2 dwellings and improvements to existing access.  Planning permission granted 5 March 2003.

3/1992/037A – erection of shed.  Permitted development – 5 January 1993.

3/1991/0624/P – outline application for the erection of an agricultural worker dwelling.  Planning permission refused 12 December 1991.

HEPPG paragraph 110 advises that there is no statutory requirement to have regard to the provisions of the development plan for decisions on applications for listed building consent. HEPPG paragraph 110 advices that in accordance with section 38(6) of the Planning and Compulsory Purchase Act 2004, the determination of planning applications must be made in accordance with the development plan unless material considerations indicate otherwise.

Section 16(2) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that when considering applications for listed building consent, special regard shall be had to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.

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.

Planning Policy Statement 5 – Planning for the Historic Environment (PPS5, March 2010) states at paragraph 7 that government objectives for planning for the historic environment include:

the delivery of ‘sustainable development by ensuring that policies and decisions concerning the historic environment ..recognise that heritage assets are a non-renewable resource..’; 

and the conservation of  ‘England’s heritage assets in a manner appropriate to their significance by ensuring that .. decisions are based on the nature, extent and level of that significance, investigated to a degree proportionate to the importance of the heritage asset’
PPS5 Policy HE7.1 states  “in decision making local planning authorities should seek to identify and assess the particular significance of any element of the historic environment that may be affected by the relevant proposal”.

PPS5 Policy HE7.5 states “Local planning authorities should take into account the desirability of new development making a positive contribution to the character and local distinctiveness of the historic environment.  The consideration of design should include scale, height, massing, alignment, materials and use”.

Policy HE9.1 of PPS5 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, environmental, 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 assets should require clear and convincing justification…”

Policy HE10.1 states “when considering applications for development that affect the setting of a heritage asset, local planning authorities should treat favourably applications that preserve those elements of the setting that make a positive contribution to or better reveal the significance of the asset.  When considering applications that do not do this, local planning authorities should weigh any such harm against the wider benefits of the application.  The greater the negative impact on the significance of the heritage asset, the greater the benefits that will be needed to justify approval”.

PPS5 Policy HE9.4 states “where a proposal has a harmful impact on the significance of the designated heritage asset which is less than substantial harm, in all cases, local planning authorities should: 

1.
Weigh the public benefit of the proposal (for example, that it helps to secure the optimum viable use of the heritage asset in the interests of its long term conservation) against the harm; and

2. 
Recognise that the greater the harm to the significance of the heritage asset, the greater the justification will be needed for any loss”.

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 178, Addition and Alteration, of the HEPPG states ‘..it would not normally be acceptable for new work to dominate the original asset or its setting in either scale, material or as a result of its siting’.

Paragraph 54-57 of the HEPPG reiterate PPS5 HE7.1 and the importance of understanding the significance of a heritage asset before works are proposed.


‘’..being able to properly assess the nature, extent and importance of the significance of a heritage asset and the contribution of its setting is very important to an applicant in order to conceive of and design a successful development and to the local planning authority in order to make decisions in line with the objectives of the PPS and the development plan (paragraph 54)’’.

‘’understanding the extent of the fabric that holds that interest is also important because this can, amongst other things, lead to a better understanding of how adaptable the asset may be.. (paragraph 56)’’.

Paragraph 152, Repair, of the HEPPG states that “Doors and windows are frequently key to the significance of the building.  Change is therefore advisable only where the original is beyond repair, it minimises the loss of historic fabric and matches the original in detail”.

Paragraph 185, Addition and Alteration, of the HEPPG advises that “The insertion of new elements such as doors and windows is quite likely to adversely affect the building’s significance”.

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


“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”. 

Paragraph 180, Addition and Alteration, of the HEPPG states ’The junction between new work and the existing fabric needs particular attention, both for is impact on the significance of the existing asset and the impact on the contribution of its setting…  New openings need to be considered in the context of the architectural and historic significance of that part of the asset’’.

Paragraph 181, Addition and Alteration, of the HEPPG states ‘‘when a building is adapted for new uses, its form as well as its external and internal features may impose constraints. Some degree of compromise in use may assist in retaining significance’’.

Paragraph 44 of the HEPPG relates to design and states ‘..it is important to recognise that new development that relates well to its surroundings is likely to last longer before its replacement is considered and therefore make a greater contribution to sustainability. Local planning authorities are encouraged to seek well-conceived and inspirational design that is founded on a full understanding of local context’.

Paragraph 80 of the HEPPG, New development: design in context, states 

‘Policies HE7.5, HE9.5 and HE10 require attention to the extent to which the design of new development contributes positively to the character, distinctiveness and significance of the historic environment. A successful scheme will be one whose design has taken account of the following characteristics of the surroundings, where appropriate:

(i) The significance of nearby assets and the contribution of their setting.

(ii) The general character and distinctiveness of the local buildings, spaces, public realm and the landscape.

(iii) Landmarks and other features that are key to a sense of place.

(iv) The diversity or uniformity in style, construction, materials, detailing, decoration and period of existing buildings and spaces.

(v) The topography.

(vi) Views into and from the site and its surroundings.

(vii) Green landscaping

(viii) The current and historic uses in the area and the urban grain’.

Paragraph 114 and 116-117 of the HEPPG relate to setting.

‘’the extent and importance of setting is often expressed by reference to visual considerations. Although views of or from an asset will play an important part, the way in which we experience an asset in its setting is also influenced by other environmental factors such as noise, dust and vibration; by spatial associations; and by our understanding of the historic relationship between places..’(paragraph 114).

“the setting of a heritage asset can enhance its significance whether or not it was designed to do so”(paragraph 116).

‘’the contribution that setting makes to the significance does not depend on there being public rights or an ability to access or experience that setting…Nevertheless, proper evaluation of the effect of change within the setting of a heritage asset will usually need to consider the implications, if any, for public appreciation of its significance’(paragraph 117).

Paragraph 87 of the HEPPG, Considerations for Designated Heritage Assets, advises:

“Where a proposal causes minor harm there will still be a loss of value to society caused by that harm.  This is a loss of public benefit that needs to be weighed against any other public benefits the proposal will bring, including, possibly, the conservation benefit of the proposal being part of realising the optimal viable use of the asset. … Some works may seem individually to be of little importance but can cumulatively be destructive of a heritage asset’s significance’’.

Paragraph 45, Regional and local planning approaches, of the HEPPG discusses the English Heritage guidance ‘Easy Access to Historic Buildings’ (2004) and states that ‘there will almost always be scope to provide improved access for all without compromising the significance of a heritage asset. The requirements of the Disability Discrimination Act must be taken into account in any event’.

‘Easy Access to Historic Buildings’ states that ‘The aim should always be to reconcile the interests of conservation and access in the light of the reasonable adjustment provisions in Parts I, III and IV of the DDA, the inclusion of existing buildings within Approved Document Part M (2004) of the Building Regulations (2000), and the provisions of the new British Standard on Access: BS 8300 (2001) Design of Buildings and Their Approaches to Meet the Needs of Disabled People: Code of Practice’ (pg 5). 

Paragraph 177 of the Draft National Planning Policy Framework (July 2011) states ‘the Government’s objectives for planning for the historic environment are to:

conserve heritage assets in a manner appropriate to their significance..’. 

Paragraph 183 states ‘..as heritage assets are irreplaceable, any harm or loss should require clear and convincing justification..’.

Paragraph 114 states ‘the Government’s objective for the planning system is to promote good design that ensures attractive, usable and durable places. This is a key element in achieving sustainable development’.

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’.  This states ‘’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 a ‘saved policy’.  It states “Development proposals on sites within the setting of buildings listed as being of special architectural or historic interest, which cause visual harm to the setting of the building, will be resisted. In assessing harm caused by any proposal the following factors will be taken into account:

(i) the desirability of preserving the setting of the building;

(ii) the effect of the proposed development on the character of the listed building;

(iii) any effect on the economic viability of the listed building;

(iv) the contribution which the listed building makes to the townscape or countryside;

(v) the extent to which the proposed works would bring substantial benefits to the community including economic benefits and enhancement of the environment”.

Policy G1 of the Ribble Valley Districtwide Local Plan is a ‘saved policy’. This states ‘’In determining planning applications the following criteria will be applied:

(a) Development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature’’.

Policy H17 of the Ribble Valley Districtwide Local Plan is a ‘saved policy’. It states that’’ planning permission for the conversion of buildings will be granted providing:

(a) the design of the conversion is of a high standard and is in keeping with local tradition, particularly in terms of materials, geometric form and window and door openings..’’. 

This is expanded upon in subtext 5.13.17 – 5.13.19. Paragraph 5.13.18 states ‘it should be remembered that these are not new buildings, they are conversions of special buildings. This should be reflected in the final scheme. Too many doors and windows, the insertion of dormers, roof lights and chimneys and the alteration of roof trusses will devalue the character of traditional farm buildings and that of the surrounding environment’.

The ‘Setting of Heritage Assets: English Heritage Guidance’ (EH, October 2011) states: 

‘the cumulative impact of incremental small-scale changes may have as great an effect on the setting of a heritage asset as a large-scale development’ (4.5).

.. arguments about the sensitivity of a setting to change should not be based on the numbers of people visiting it. This will not adequately take account of qualitative issues, such as the importance of quiet and tranquillity as an attribute of setting; constraints on the public to routinely gain access to a setting because of remoteness or challenging terrain; or the importance of the setting to a local community who may be few in number’ (2.4).

‘Historic Farm Buildings: Extending the Evidence Base’ (University of Sheffield, Forum Heritage Services and the Countryside and Community Research Institute, May 2009 - this compilation of studies found that the relative impact of residential barn conversions on the historic farm building stock of the Bowland Fringe and Pendle Hill National Character Area was nationally distinct (ie. at its highest!): “the number of ‘addressable barns’ is substantially higher than the overall population of listed barns might predict, this appears to reflect both market pressure and the character of the stock itself. …here, small linear farmsteads incorporating unlisted stone barns are particularly well suited, in terms of capacity, to residential conversion” (page 16).

The early to mid 19th century extension has a number of unusual features (blocked fireplaces but no chimneys; no ground floor link to main body of the building; evidence for first floor external doors) and it is unfortunate that the significance of these distinctions and of previous usage of the bay as a whole is not explored in the heritage statement.  Was the former prime use of the extension domestic or agricultural?

In my opinion, modern alterations, extensions and conversions of buildings (including unauthorised works) within the steading have harmed the character, setting and significance of the listed building. 

I note that the boiler house and wood store proposed for removal are modern and unauthorised.  

In my opinion the proposed glazed link, whilst promoted as a lightweight addition, would be an incongruous, conspicuous and dominant addition.  Furthermore, its vertical glazing with upper and lower lights, central double doors and a stall riser have a suburban appearance which does not compliment the character of this (not solely domestic?) part of the building or the agricultural setting of Black Hall Farmhouse.  I note the comments of the Georgian Group in respect to application 3/2009/0854/P and 0858/P (Town Head, Slaidburn) “glazed links in particular, although intended to be low key and light in touch, tend in reality to draw attention to themselves by their reflectiveness and by the characteristic tendency of any vitreous material to read as an opaque mass rather than something transparent”.


	RECOMMENDATION: That listed building consent and planning permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














