Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/EL

	Application No: 
	3/2013/0308/P (LBC)

	Development Proposed:
	Alteration to a single storey addition to the originally listed building. Proposal to remove the corrugated tin roof and replace with slate at Cruck Cottage, Little Bowland road, Whitewell, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	Parish Council – Fully supports the application.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Historic amenity societies – Consulted, no representations received.

RVBC Countryside Officer – Attach standard protected species (bats) condition.



	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).

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H17 - Building Conversions - Design Matters.

NPPF

HEPPG

Core Strategy Regulation 22 Submission Draft

Policy DME4 – Protecting Heritage Assets.

Policy DMG1 – General Considerations.

Policy DMG2 – Strategic Considerations.



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

	Dinkling Green is an isolated hamlet beneath Fair Oak Fell and within the Forest of Bowland Area of Outstanding Natural Beauty. It contains three Grade II listed buildings (the application building and the building to the south-east of Southern Farmhouse were used for farm/storage purposes until recent residential conversion).  The inter-visibility between hamlet buildings is strong and significant. Public footpaths converge on the hamlet including FP17 which passes the rear elevation of Dinkling Green Southern Farmhouse.

The list description (22 November 1983) for ‘Building in farmyard, 100 metres west of Southern Farmhouse at NGR SD 639 469’ identifies “Farm building, possibly once a house. Sandstone rubble with slate roof. 2 storeys. East wall, facing the farmyard of 2 bays … 3-light mullioned window … outer chamfer and inner hollow chamfer… cruck truss”.

Relevant planning history

No pre-application advice has been sought in respect of the proposals.

3/2006/0704 - Addition of black stove pipe flue to converted barn to serve wood-burning stove to lounge. LBC granted 28 September 2006.

3/2003/0715 – EXISTING REDUNDANT CRUCK COTTAGE TO BE EXTENDED INTO EXISTING ADJACENT BARN. Circular 18/84 Notification. No objections, 6 October 2003.

3/2003/1022 - EXISTING REDUNDANT CRUCK COTTAGE TO BE EXTENDED INTO EXISTING ADJACENT BARN TO PROVIDE GOOD SIZED LIVING ACCOMMODATION. Circular 18/84 Notification. No objections, 24 May 2004.

Southern Farmhouse

3/2012/0020 - New porch to rear elevation. LBC granted 18 July 2012. Implemented with barge/verge boarding, plastic rwgs and non-diminishing coursed slates.                        

3/2010/0141 - Amendment/addition work in respect of planning application 3/2009/0789/P and 3/2009/0587/P.  To re-roof the rear elevation and replace existing concrete tiles with blue slate to match the front elevation. LBC granted 19 April 2010.
3/2009/0789/P – Discharge of conditions application. Implemented with non-flush fitting rooflight.
3/2009/0587/P – Replacement windows and internal alterations.  LBC granted 1 September 2009.
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.

Mrs Justice Lang’s recent judgement in East Northamptonshire has confirmed that ‘desirability’ means ‘sought-after objective’ and that ‘in order to give effect to the statutory duty under section 66(1), a decision-maker should accord considerable importance and weight to ‘the desirability of preserving … the setting’ of listed buildings when weighing this factor in the balance with other ‘material considerations’ which have not been given this special statutory status’. 

The Ribble Valley Districtwide Local Plan (June 1998) is particularly relevant at Policies ENV20, ENV19, G1 and ENV1.

The NPPF is particularly relevant at paragraph 6, 7, 8, 14, 17, 56 - 57, 60 - 61, 64, 115, 126, 128 – 129, 131 - 132, 134, 137, 187- 190, 196-197 and 215- 216.

The HEPPG is particularly relevant at paragraph 80, 113 – 121, 142-143, 149, 158 – 165 and 179.
The Ribble Valley Core Strategy Regulation 22 Submission Draft is particularly relevant at Policies DME4, DMG1 and DMG2.

The Ribble Valley Districtwide Local Plan paragraph 5.13.19 states: 

‘The single most important element of a traditional farm building is the roof, seen at a distance, they tend to dominate elevations. Large unbroken roof slopes are a characteristic within the Borough which should be respected…even small roof lights catch the eye by reflecting open sky or sunlight … single storey farm buildings should remain single storey accommodation’;

English Heritage’s ‘Conversion of Traditional Farm buildings: A Guide to Good Practice’ (October 2006) suggests:

“Roof character/features -  ‘the roofs of farm buildings are often highly visible in the landscape and represent a very significant aspect of their character. Farm buildings are often characterized by long unbroken roof profiles with undulating ridges across the various bays of the building. It is vital to be sensitive to this historical and dominant characteristic.

The roof finish displays a strong local and regional variation depending on the materials used and their constructional forms of gables, hips and half hips. Corrugated iron sheeting (usually steel sheeting) has been widely used on roofs of farm buildings (particularly Dutch barns) since the middle of the 19th century, and often has been used as a cheap replacement for thatch or tiles. Its use has saved many farm buildings from dereliction and its continued use can be justified for ancillary buildings on the farmstead. 

The way these roofs are detailed is also a vital part of their character and needs to be respected. Generally the roofs of farm buildings are characterised by a simple verge with a slight oversail and no bargeboard. The eaves rarely have much of an overhang or any soffit board
… The structural weakness and decay of roofs can result from long years of redundancy or adaptations to house farm machinery.When repairing such roofs the aim should always be to retain as much of the historic roof timbers as possible and to retain character by working with the existing roof structure. Roof structures should not be drastically altered to create extra headroom” (pg 21).
English Heritage state that whilst ‘The Setting of Heritage Assets’ (English Heritage, October 2011) contains references that are now out of date, it still contains useful advice and case studies. It is stated that ‘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, or can enhance, the significance of the asset’.

.. 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).

‘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. Restoration principles are 

discussed at paragraph 126 ff.

‘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 Inspector’s recent consideration (APP/T2350/A/12/2174422, Cherry Hall, Grindleton) of the Forest of Bowland AONB as an acknowledged heritage asset (paragraph 12) is noted (see also NPPF paragraph 115).

The Forest of Bowland AONB (Draft Outline) Management Plan (July 2013) states:

“The natural beauty of AONBs is partly due to nature, and is partly the product of many centuries of human modification of ‘natural’ features. Landscape encompasses everything – ‘natural’ and human – that makes an area distinctive: geology, climate, soil, plants, animals, communities, archaeology, buildings, the people who live in it, past and present, and perceptions of those who visit it.

The influence we humans have on the landscapes we value has been clarified in more recent legislation. Section 99 of the NERC Act 2006 addresses the ‘naturalness’ element of natural beauty and states that areas can have natural beauty, even though they may be used for agriculture, woodlands or parks, or have resulted from some other human intervention in the landscape. The Minister Lord Bach explained that this “takes into account the fact that no landscape in the United Kingdom has escaped human influence” (Lords’ Hansard, 20 March 2006, Col 53). This underlines the importance of recognising the value and significance of human activity in shaping the natural beauty of the landscape, and that communities ought to be sustained so that their stewardship of the land that contributed to the special qualities of the area can continue.

Landscapes are a product of constant change, including those designated due to their ‘natural beauty’. The purposes of AONB designation reflect this process of change, encouraging activities that conserve and enhance the special qualities of the area and minimising activities that present a threat to the unique character of the landscape …

The fundamental principle underlying planning and control of development in AONBs is that new development within the AONB that has a materially adverse impact can only proceed where it is demonstrated that it satisfies an over-riding national need. All development is expected to conform to a very high standard of design, to be in keeping with local distinctiveness and should seek to conserve and enhance the AONB’s natural beauty.

Within Section 85 of the CRoW Act 2000 there is a duty on all relevant authorities to have regard to this purpose in exercising or performing any functions in relation to, or so as to affect land in AONBs”.

Submitted information
The submitted Heritage Statement makes no reference to the significance of the designated heritage asset (see NPPF paragraph 128).

The submitted Design & Access Statement identifies that slate is proposed to create a more weather proof environment for the store and the utility room and to create a warmer atmosphere within the entrance area to the dwelling.

No protected species (bats) survey has been submitted.

Conclusions

Little information is submitted in respect to the significance of this site or the impact of proposals on the significance and character of the listed building.

The element of the building range subject of works is largely of traditional construction.

‘Conversion of Traditional Farm buildings: A Guide to Good Practice’ suggest that corrugated iron sheeting is an accepted part of the agricultural landscape and has some significance. Furthermore, metamorphic ‘slate’ (unless e.g. Burlington) is not necessarily the original roof material for this building (see the use of stone slate on the adjoining barn). However, in my opinion the works are not harmful and may be an enhancement subject to the safeguard of historic roof structure and use of appropriate materials/methods (the recent re-roofing at Southern Farmhouse opposite is noted). 


	SUMMARY OF REASONS FOR APPROVAL:

	The proposals, subject of amendment by condition, have an acceptable impact upon the character, setting and significance of the listed buildings.  



	RECOMMENDATION: That conditional listed building consent be granted.


DATE INSPECTED: 














