
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/CMS

	Application No: 
	3/2012/0366/P

	Development Proposed:
	Replacement of cement render with hydraulic lime roughcast; structural stabilization to the north-east corner; removal of redundant 20th century chimney stack; reopening of 20th century infill to rear elevation of existing garage; replacement of inappropriate rainwater goods; repairs to a replacement of steel framed windows; internal alterations to include formation of home office within existing garage/boiler room and formation of en suite compartments at first floor level at Red Syke Farm, Twiston

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Historic Amenities Societies – Consulted, no representations received.

Environment Directorate (County Surveyor) – N/A.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings in Conservation Areas) Act 1990.

NPPF.

HEPPG.

Policy ENV20 - Proposals Involving Partial Demolition of Listed Buildings.

Policy ENV19 - Listed Buildings.

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal, subject of amendment by condition, has an acceptable impact upon the character (including historic fabric and setting) and significance of the listed building.



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

	The list description (1967) identifies Red Syke Gate as a Grade II listed house of the late C18 with rendered rubble walling. It also suggests ‘formerly listed as Red Syke Gate and adjoining barn …the barn adjoining to the left is altered and is not included in the item’. There is no reference to the modern two storey extension to the right.

Red Syke Gate is in an isolated location within the Forest of Bowland Area of Outstanding Natural Beauty. However, its closeness to Pendle Hill, roadside frontage and three public rights of way (FP13, FP7 and FP31) running to/from the site result in a prominence in public views.

No pre-application advice has been sought in respect of the proposals. There is no planning history for the site.

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.

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.

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 states that “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 ENV1 of the Local Plan states ‘The landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced. In addition development will also need to contribute to the conservation of the natural beauty of the area. The environmental effects of proposals will be a major consideration and the design, materials, scale, massing and landscaping of development will be important factors in deciding planning applications. The protection, conservation and enhancement of the natural environment will be the most important considerations in the assessment of any development proposal. Regard will also be had to the economic and social well-being of the area’.

The National Planning Policy Framework (27 March 2012) states:

“The purpose of the planning system is to contribute to the achievement of sustainable development. The policies in paragraphs 18 to 219, taken as a whole, constitute the Government’s view of what sustainable development in England means in practice for the planning system” (paragraph 6);

“At the heart of the National Planning Policy Framework is a presumption in favour of sustainable development, which should be seen as a golden thread running through both plan-making and decision-taking" (paragraph 14);

Paragraph 7 of the NPPF states that sustainable development has three dimensions. The creation of a high quality built environment and providing support to community cultural well being are part of the social role. Protecting and enhancing the built and historic environment and minimising pollution are part of the environmental role;

Paragraph 8 states that these roles (including economic) should not be taken in isolation as they are mutually dependent.

Paragraph 17 ‘Core Planning Principles’ includes ‘conserve heritage assets in a manner appropriate to their significance, so that they can be enjoyed for their contribution to the quality of life of this and future generations’.

Paragraph 56 states “The Government attaches great importance to the design of the built environment. Good design is a key aspect of sustainable development, is indivisible from good planning, and should contribute positively to making places better for people”;

Paragraph 60 states “Planning policies and decisions should not attempt to impose architectural styles or particular tastes and they should not stifle innovation, originality or initiative through unsubstantiated requirements to conform to certain development forms or styles. It is, however, proper to seek to promote or reinforce local distinctiveness” ;

Paragraph 61 states “Although visual appearance and the architecture of individual buildings are very important factors, securing high quality and inclusive design goes beyond aesthetic considerations. Therefore, planning policies and decisions should address the connections between people and places and the integration of new development into the natural, built and historic environment”;

Paragraph 64 states “Permission should be refused for development of poor design that fails to take the opportunities available for improving the character and quality of an area and the way it functions”;

Paragraph 126 states that local planning authorities should recognise that 'heritage assets are an irreplaceable resource' which should be conserved in a 'manner appropriate to their significance' . Local planning authorities should also take into account 'the desirability of sustaining and enhancing the significance of heritage assets ... the wider social, cultural, economic and environmental benefits that conservation of the historic environment can bring ... the opportunities to draw on the contribution made by the historic environment to the character of a place';

Paragraph 129 states “Local planning authorities should identify and assess the particular significance of any heritage asset that may be affected by a proposal (including by development affecting the setting of a heritage asset) taking account of the available evidence and any necessary expertise. They should take this assessment into account when considering the impact of a proposal on a heritage asset, to avoid or minimise conflict between the heritage asset’s conservation and any aspect of the proposal”.

Paragraph 131 states “In determining planning applications, local planning authorities should take account of:

●
 the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable uses consistent with their conservation;

● 
the positive contribution that conservation of heritage assets can make to sustainable communities including their economic vitality; and

● 
the desirability of new development making a positive contribution to local character and distinctiveness”.

Paragraph 132 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. The more important the asset, the greater the weight should be. Significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting. As heritage assets are irreplaceable, any harm or loss should require clear and convincing justification”;
Paragraph 134 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 securing its optimum viable use”.

The Planning Advisory Service ‘Things we think you should know about the NPPF’ (22 April 2012) advises “But many PPS and PPG had ‘companion guides’ or other forms of guidance notes produced alongside the policy document. If not listed in NPPF Annex 3, (and not previously deleted), these other documents are still extant … if a paragraph or section of the companion guide/annex refers you to a PPS or PPG which has been replaced, then that part can’t be considered relevant. The NPPF will always ‘trump’ other guidance notes where there is conflict However, most of the NPPF is not concerned with the ‘how’ question. Companion guides can contain useful information on how to deliver certain policies or carry out certain pieces of work”.

English Heritage (web-site 23 April 2012) advices “Following the publication of the National Planning Policy Framework, PPS5 was deleted. However the Practice Guide remains a valid and Government endorsed document pending Government's review of guidance supporting national planning policy as set out in its response to the select committee. The references in the document to PPS5 policies are obviously now redundant, but the policies in the NPPF are very similar and the intent is the same, so the Practice Guide remains almost entirely relevant and useful in the application of the NPPF”. 

HEPPG paragraph 142, Changes to Heritage Assets, notes “each heritage asset and group of heritage assets has its own characteristics that are usually related to an original or subsequent function.  These can include orientation, layout, plan form, setting, materials, the disposition of openings, external detailing (with larger assets or groups of assets this might include street furniture) and internal fittings”.  

HEPPG paragraph 143 states “the limit imposed by the structure and features of the asset are an important consideration, as is an understanding of the significance of individual elements ..”.

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 179 of the HEPPG states “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 151 of the HEPPG states “the removal of hard renders may cause more damage to the significance of the building than retention”.

Paragraph 152, Repair, of the HEPPG states that “Doors and windows are frequently key to the significance of the building”.

Paragraph 164 of the HEPPG states “Stripping of finishes such as plaster to expose rubble, brick or timber-framed walls never intended to be seen is likely to have an adverse effect on the building’s significance through the loss of historic materials and original finishes and harm to the aesthetic. Where it is proposed to remove more modern coverings that are harmful to the significance or the integrity of the building, appropriate materials will need to be introduced to ensure an authentic and/or suitably detailed finish is achieved, for example using mock jointing, or lining out, where there is evidence of the original finish. If there is any doubt as to the authentic finish, it is better to create a simple finish rather than one with speculative decoration”.

Paragraphs 182 and 187, Addition and Alteration, of the HEPPG refer to the importance of historic interiors 


182 – “the plan form of a building is frequently one of its most important characteristics and internal partitions, staircases (whether decorated or plain, principal or secondary) and other features are likely to form part of its significance.  Indeed, they may be its most significant feature.  Proposals to remove or modify internal arrangements, including the insertion of new openings or extension underground, will be subject to the same considerations of impact on the significance (particularly architectural interest) as for externally visible alterations”.  


187 – “small scale features, inside and out, such as historic painting schemes, ornamental plaster work, carpenter’s and mason’s marks, chimney breasts and stacks, inscriptions and signs, will frequently contribute strongly to a building’s significance and removing or obscuring them is likely to affect the asset’s significance”.

Paragraph 185, Addition and Alteration, of the HEPPG states: “the insertion of new elements such as doors and windows … is quite likely to adversely affect the building’s significance … New elements may be more acceptable if account is taken of the character of the building”.

Paragraph 116, Setting, of the HEPPG states “the setting of a heritage asset can enhance its significance whether or not it was designed to do so … the fortuitously developed multi-period townscape around a medieval church may both contribute to the significance”.

Paragraph 114 of the HEPPG states “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 117 of the HEPPG states “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 121, Setting, of the HEPPG states “the contribution of setting to the historic significance of an asset can be sustained or enhanced if new buildings are carefully designed to respect their setting by virtue of their scale, proportion, height, massing, alignment and use of materials.  This does not mean that new buildings have to copy the older neighbours in detail, but rather that they should together form a harmonious group”.

HEPPG paragraph 44 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 contex”’.

HEPPG paragraph 80, New development: design in context, states 

“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”.

Rendering is a traditional treatment and I note that The Society for the Protection of Ancient Buildings have previously commented on render removal proposals in the Ribble Valley:

“Looking at many early photographs and illustrations of buildings, many of them stand out bright in the landscape, suggesting a rendered and limewashed finish.  As a matter of interest, the removal of plaster and render goes back to the origins of the SPAB and the principles of conservation.  It was the stripping of plasterwork from the internal walls of churches in the late 19th century and their conjectural restoration that first concerned the likes of William Morris, Webb, Ruskin and others leading to the formation of the SPAB.  Our taste for exposed stonework as with the black and white appearance of timber framed buildings, has stayed with us from that period and it is important that we understand that this was not necessarily the original finish of the buildings”. 

Furthermore, The Georgian Group’s guide to ‘Render, Stucco and Plaster’ states that  “render ... is a vital element in the construction, and in the aesthetic effect, of countless Georgian buildings”.   This document also has pictorial examples of inappropriate ‘render stripping’.

Hughes P ‘The Need for all Buildings to Breathe’ (SPAB Information Sheet 4, 1993) advises: 

“Remedial action should ideally involve the removal of any impervious materials and their replacement with porous ones.  This is not always possible without doing further damage to the fabric of the building and compromise may be necessary. 

Cement renders can sometimes be removed after working over the surface thoroughly with a hammer to fracture the render into small units.  Levering off large sheets of render will cause severe damage to soft underlying materials.  Where a render is so hard that it does not respond, it is probably best to leave it to age naturally.  Rendering should be in a lime or a very weak cement/lime mix.

Cement pointing should be cut out but sometimes it adheres so well that its removal will damage the surrounding masonry.  In these circumstances, it is usually best to leave what cannot be removed easily and to patch point with a lime based mortar.  

Paints can sometimes be scraped off when they have started to blister and peel or may be removed by any of the methods suggested in the SPAB Information Sheet on Paint Removal.  Paints which adhere strongly and which resist usual removal methods, are best left until they age.  If, in the latter case, they should become patchy, the wall can be redecorated in lime wash until the paint is sufficiently decayed to remove.

Where walls have been mistreated in any of the ways mentioned, it is essential they are kept as dry and as well ventilated as possible.  Water must not be allowed to enter the top of the wall or behind the impervious material.  

Solid walls which have become saturated may take many months or even years to dry out.  During the drying process, salts will be deposited on the surfaces and this can lead to severe breakdown of the materials.  In some cases it may be necessary to poultice  the walls or apply another finish over it to draw the salts out of the masonry.  This is particularly important where ornamental work may be at risk.   

If in any doubt, seek professional advice from an architect or building surveyor experienced in the repair of historic buildings.  The SPAB can usually suggest names or people with experience in this field”.

Wright A ‘Removing Paint from Old Buildings’ (SPAB Information Sheet 5, 1994) advises:

“Damp problems are frequently introduced into an old building by applying a modern cement-based render, or other impervious type paint, to a wall that had previously been lime washed.  Removal of the modern paint can damage the wall to a certain extent and it may be preferable to allow the paint to erode naturally and patch with lime wash in the meantime”.

Townsend A ‘Rough-Cast for Historic Buildings’ (SPAB Information Sheet 11) provides render mix specification details for traditional renders.

The submitted design & access statement identifies:

(i) ‘The proposed windows subtly reference the existing fenestration whilst not mimicking or being a pastiche of what presently exists’.

The submitted appraisal of architectural & historic significance identifies:

(i) ‘The range consists of an early two-storey, two cell, cross-passage dwelling house, asingle cell, two storey dwelling house and an attached barn with shippons and outbuildings’(page 3);

(ii) ‘Windows and the main door to the rear elevation have also been reordered, again to bring some symmetry and verticality to the elevation. This was probably undertaken around the late C19/early C20 in conjunction with installing the current staircase and combining the two units into one’ (page 5);

(iii) ‘Modern saw cut stone surrounds are evident to Bedrooms 1 & 5 and the rear elevation generally’ (page 4);

(iv) ‘There are a range of alternative window designs, some being timber framed’ (page 5);

(v) ‘hard cementitious render …the majority of walls are suffering from excessive condensation and dampness caused by a combination of rising and penetrative dampness. It is considered the problem is significantly exacerbated by the presence of the aforementioned render’;

(vi) ‘The building is generally in reasonable structural condition with the exception of the north extension’ (page 8);

(vii) ‘summary of occupation and ownership … dating back to 1657’ (page 11);

(viii) ‘The listing makes specific reference to a datestone on the door lintel of 1780, which corresponds with the general style of architectural detailing. However, this datestone may relate to a re-ordering or significant alteration’ (page 12);

(ix) ‘As a result of significant and regular changes throughout the last two centuries there is little of the original historic fabric remaining. Significant historical elements warranting close attention include the fireplaces, the general structure, the barn and rear outbuildings, principal beams to the sitting/dining rooms, window surrounds/metal framed casements, porches, early vernacular/agricultural doors/stone surrounds and the stone slated roof. C20 elements such as the cement render; partition walls; doors; staircase; garage/extension; floors and ceilings; roof structure, although legally protected and continuing to ‘tell the story’ of the building have limited historical and architectural interest’ (page 19 and following discussion of building phasing).

In general, the proposed works appear justified and acceptable. The early removal of cement render would appear to be necessary and the proposals allow for these works to be monitored (and curtailed should damage occur) to prevent further harm to historic fabric. 

One of the proposed en-suites is to a modern extension. The en-suite to bedroom 2 and provision of a corridor does impact upon the character (planform) of the building. However, mindful that works are reversible as well as the ‘optimum viable use’ arguments concerning property letting in this isolated location at page 26 of the Appraisal, I consider this to be acceptable. The knock-through of original walling to provide ground floor access to the proposed office (currently no internal access) will result in the loss of important historic fabric  but appears to be considered and reasonable.

The blocking of the incongruous undercroft is to be welcomed and I note the structural (rotation) justification for this. However, I do not consider the window and opening proposals to be sympathetic to the character of the listed building and would suggest a ‘notwithstanding’ condition be applied to seek a treatment that considers the C20 build of the extension and the degree of change and evolution evident in this historic building. 



	RECOMMENDATION: That listed building consent be granted.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














