
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/EL

	Application No: 
	3/2013/0012/P

	Development Proposed:
	Restoration works to existing outbuilding to prevent building falling into further disrepair at Rockhouse, Town End, Slaidburn

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Society for the Protection of Ancient Buildings – supports aspiration of bringing barn back into use.  However, technical concerns: 

1. Extent of rebuilding – not clear on drawings.  Photographs to support the extent of rebuilding required as a matter of principle.  Not convinced that such substantial quantities of walling need to be taken down.  Requires further justification.

2. Foundations – maybe some areas where some foundation work is required, but SPAB would not support the installation of concrete strip foundations under only certain sections of the building.  This will exacerbate the movement issues already identified, and will be likely to induce further cracking in the immediate future.  Using concrete block or limecrete may be a better way forward, however, SPAB would advise consulting the structural engineer for further advice.

3. Mortar mix – the specification (item 5.4) identifies the mortar mix as being 1:1:6 lime: cement: sand.  The use of cement with a lime mortar mix is not to be recommended, as this greatly impedes the breathable and flexible nature of the lime which is desirable to retain for old buildings.  Standard lime mortar mix is 1:3 lime:sand, however situations vary and advice should be sought from a specialist in lime products.  

4. Downpipes – for ease of cleaning and to avoid blockages, suggest that straight pipes are specified and that the swan neck detail is omitted.

5. Timber finishes – Oak weathers naturally to a subtle grey finish, and does not require ‘Dulux Naked Wood’ which is likely to peel over time.  A painted finish would be more traditional and in-keeping with the style of building.

Overall, the specification has the feel of a ‘start again’ approach, rather than subtle repairs to an existing structure.  Indeed the word ‘restoration’ is used in the application title.  Old buildings each have a unique character, and it is the conservation of this which is important.  SPAB would urge the applicants to consider carefully the real need for a lot of the stone work identified, and whether this can be achieved by more conservative methods, thus retaining as much of the historic fabric as possible.

English Heritage – consulted, no representations received.

RVBC Countryside Officer – condition suggested to establish whether the building used by Swifts.  Follows comments by RSPB Bowland Wader Project Officer. 

	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.

NPPF.

HEPPG.

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

Policy ENV19 - Listed Buildings (Setting).

Policy ENV16 - Development Within Conservation Areas.

Policy ENV1 - Area of Outstanding Natural Beauty.

Core Strategy Regulations 22 Submission Draft:

Policy DMG1 – General Considerations.

Policy DME4 – Protecting Heritage Assets.

Policy DME2 – Landscape and Townscape Protection.

Slaidburn Conservation Area Appraisal.



	POLICY REASONS FOR REFUSAL:

	Harmful impact upon character and significance of listed building because of alteration/ loss of important historic fabric. Planning (Listed Buildings and Conservation Areas) Act 1990.



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

	‘Rock House and barn adjoining to west’ is a Grade II listed (16 November 1954) house of the early 19th century.  The list description notes “the barn adjoining to the left and partly used as an extension to the house is dated ‘GP AD 1707’ on a plaque over the main entrance”. The Slaidburn Conservation Area Appraisal (The Conservation Studio consultants, 2006) shows Rock House to be a “Focal Building”.  

The outbuilding subject of application is shown as a Building of Townscape Merit in the Slaidburn Conservation Area Appraisal (Map) indicating its positive contribution to the conservation area. The building: is of traditional construction and obviously predates 1 July 1948; is shown on the 1909 Ordnance Survey and may be shown on the 1850 Ordnance Survey; is to the rear of and perpendicular to (gable to road) Rock House; has lost its roof over a large section and is inaccessible.  The arrangement of openings (different forms and dates) indicate a number of floor levels; the building is set into a bank and the top floor entrance is level to the rear yard of Rock House.  It is not clear what exact function the building had historically, however stables with loft over appears likely at some time.

Relevant planning history

No pre-application advice has been sought in respect to proposed repair works.

3/2012/0251 - Application for a Lawful Development Certificate for proposed repairs to the outbuilding to include clearing the site and rebuilding the southerly elevation.  Make good all wall tops and repoint north, south, southerly and western walls.  Replace all roofing timber, reroof with reclaimed Welsh blue slate, fixed timber fascias and cast iron rainwater goods. The application form states “it is understood that it was always used as a store in conjunction with the adjoining building, Rock House”. The Borough Council decided that “the outbuilding does form part of the listed building (‘Rock House and barn adjoining to west’) and the proposed works do affect the character of the listed building as a building of special architectural and historic interest (and thus require listed building consent)”.  

Legislation, policy and guidance

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.

There is no obligation to consider the development plan. However, the Ribble Valley Districtwide Local Plan (June 1998) is particularly relevant at Policies ENV20, ENV19, ENV16 and ENV1.
The Ribble Valley Regulation 22 Submission Draft Core Strategy is particularly relevant at Policies DMG1, DME4 and DME2.

The NPPF is particularly relevant at paragraph 6, 7, 8, 9, 14, 17, 56-58, 60-61, 64, 109, 115, 126, 128, 129, 131, 132, 134, 138 and 187-192. 

The HEPPG is particularly relevant at paragraph 142-143, 147-153, 158-168 and 178-189

‘Conservation Principles, Policies and Guidance for the Sustainable Management of the Historic Environment’ (English Heritage, 2008) identifies four groups of heritage values: Evidential, Historical, Aesthetic and Communal.

‘Constructive Conservation in Practice’ (English Heritage, 2008) states “Constructive Conservation is the broad term adopted by English Heritage for a positive and collaborative approach to conservation that focuses on actively managing change. The aim is to recognise and reinforce the historic significance of places, while accommodating the changes necessary to ensure their continued use and enjoyment … 

… The Principles also underline the importance of a systematic and consistent approach to conservation. In order to provide this consistency, we are guided by a values-based approach to assessing heritage significance”.

The ‘Building in Context Toolkit: New Development in Historic Areas’ (CABE, EH, the architecture centre) identifies 8 building in context principles.
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. The gradual loss of trees, verges or traditional surfacing materials in a historic area may have a significant effect on the setting of heritage assets’ (4.5).

 ‘where the significance of a heritage asset has been compromised in the past by unsympathetic development affecting its setting …  consideration still needs to be given to whether additional change will further detract from … the significance of the asset’ (2.4).

‘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).
‘The setting of some heritage assets may have remained relatively unaltered over a long period and closely resemble the setting in which the asset was constructed or first used. The likelihood of this original setting surviving unchanged tends to decline with age and, where this is the case, it is likely to make an important contribution to the heritage asset’s significance’ (2.5).

In addition to that referred to above, the Slaidburn Conservation Area Appraisal identifies:

(i) the land immediately to the east to be Significant Open Space (Map);

(ii) Architectural and historic interest of the conservation area’s buildings, including 39 listed buildings;  Remarkable surviving historic appearance with almost complete absence of 20th century alterations and accretions (Summary of special interest);

(iii) Slight bends in the roads and a generally eastern fall in the land provide ever-changing views of the mainly two storey stone buildings that sit beside the thoroughfare. Certain properties such as Rock House and nos. 19/21 Town End stand out in the streetscene because of their size and position on a corner (Key views and vistas);
(iv) In addition to open areas around the settlement, there are four open spaces which contribute to the special interest of the conservation area. These are: the ‘village green’ beside the River Hodder, the wide area of highway around the war memorial and The Hark to Bounty, St Andrew’s Churchyard and the field east of Rock House (The character of spaces within the area);
(v) Marked on the Townscape Appraisal map for the Slaidburn Conservation Area are a number of unlisted buildings which have been judged as making a positive contribution to the character and appearance of the conservation area (Key unlisted buildings - Buildings of Townscape Merit);
(vi) Windows are almost exclusively white painted timber. Their style reflects their period of construction (Building methods, materials and local details);
(vii) Exceptionally unspoilt historic character and appearance (The most important positive features of the Slaidburn Conservation Area)

The Slaidburn Conservation Area Management Guidance (The Conservation Studio

consultants, 2006) identifies:

(i) Repointing of historic stone walls should be carried out using lime based mortar, which is compatible with the strength, porosity and texture of the stone and a close match to the original mortar. As a general principle, the mortar should be slightly weaker than the stone to allow the wall to ‘breathe’ and for moisture to evaporate through the joints and to discourage excessive moisture loss through the face of the stone – which would speed up the rate of decay. Any change in the character of the pointing can be visually and physically damaging (Pointing);

(ii) Unpainted hardwood, stained or varnished softwood, or uPVC doors are rarely suitable (Doors and doorways);
(iii) Paint is usually the correct finish for timber windows; staining is not a traditional finish and should not normally be used (Windows);
(iv) There is a general presumption in favour of retaining all Buildings of Townscape Merit. The Council will also consider very carefully all applications to alter or extend such buildings (Buildings of Townscape Merit).
Submitted information

The application form refers to the north-east elevation wall being in a ‘structurally dilapidated condition’.
A historic building assessment identifies:

(i) the house may represent an early C19 rebuilding of an earlier structure, as the 1707 datestone on the barn appears to suggest;

(ii) Rock House was a private residence of middle class status, possibly built for the Wilkinson family, who were its occupants throughout most of the C19.

A heritage statement is submitted but provides a very limited discussion of the significance of the building. It identifies:

(i) works will not affect Rockhouse or its surroundings in any way as we are purely restoring and putting back what was once there.

A building regulations schedule of works has been submitted.

Conclusions

In principle, the repair and reuse of this important historic building and element of Slaidburn Conservation Area is to be welcomed. However, mindful of NPPF paragraph 132 (“as heritage assets are irreplaceable, any harm or loss should require clear and convincing justification”) and Policies ENV20 (“proposals involving the demolition or partial demolition of listed buildings will be refused unless the demolition is unavoidable”) and DME4 (“any proposals involving the demolition of or loss of important historic fabric from listed buildings will be refused unless this is unavoidable”), I would concur with the Society for the Preservation of Ancient Monuments that the extent of rebuilding has not been clearly or convincingly justified. Furthermore, the proposed methods of repair do not appear to accord with ‘minimum intervention’ principles or conservation good practice (see HEPPG paragraph 147 ff etc.). 

The imposition of conditions has been considered (e.g. mortar mixes, downpipes, timber finishes) but the extent and nature of concerns regarding wall demolition and foundation work makes this impracticable. 

The prominence of this building and the nature of proposed works result in a harmful impact upon the listed building as a whole. 



	RECOMMENDATION: That listed building consent be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO
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