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	Date Inspected:
	27 September 2017
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed alteration, extension and repair including extension and re-roofing garage, replacement of asbestos roof to garden store with slate, demolition of existing summer house and shed, formation of pavilion to tennis court, insertion of three roof lights to the rear roof pitch, rebuilding of chimney stacks with lead trays, replacement of part of the boundary wall.  Internal alterations and conversion of second floor roof void.  Re-roofing; repair of chimney stacks including leadwork, pots and flaunching; re-pointing external boundary walls and re-bed stone copings; repair/make good rainwater goods, replacement of damaged and corroded brackets; repair of cracking to render wall finish to the east gable end; clearing and re-laying of paving to rear patio.

	Site Address/Location:
	Newton Hall Back Lane Newton BB7 3DY

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	
	

	Historic England:

Advice: In December 2016 Historic England provided pre application advice including internal alterations, extension and the construction of a new garden pavilion. Following a site visit and consideration of the scheme, HE advised:- 

‘Despite the lack of significant fabric internally, the building remains a high quality example of a 18th century dwelling, built for the gentry of Lancashire and as a result is a grade II* listed building. HE welcome the intention to repair some of the damage which occurred to the house as part of 1960’s interventions, and the current scheme is well considered and responds appropriately to the significance of the grade II*.’

The present application reflects the works to which HE responded positively. No objection as meets the statutory duty to preserve the architectural and historic interest of the listed building.

Recommendation: HE has no objection on heritage grounds.

HE consider that the applications meet the requirements of the NPPF, in particular paragraph numbers 131 and 132. 

In determining these applications you should bear in mind the statutory duty of sections 16(2) and 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 to have special regard to the desirability of preserving listed buildings or their setting or any features of special architectural or historic interest which they possess.

Georgian Group:

The Georgian Group received a pre-application consultation on proposals for this building in November 2016 and attended a site meeting. Having now examined the documents for the submitted application, no objection to the proposals.

LAAS:

There appears to be only a minor impact on the significance of the historic building. Indeed much of the repair and maintenance work is to be welcomed.  LAAS have some concerns regarding the impact of the works in the present attic on the historical carpentry there but note that some works have already been permitted and that it is proposed to retain all the extant trusses and purlins as part of the scheme (D and A Statement, p.4).

LAAS would normally recommend that where refurbishment of a Listed Gd II* building such as this is proposed, that an appropriate building record be created in advance of any works commencing, but note that some historical recording and analysis has been undertaken and submitted as a Heritage Statement.  Unfortunately the level of reproduction of that report on the Council's web site is so poor as not to allow the detail of the photographs, plans and drawings to be understood clearly.  If this assessment can be shown to be an adequate record then no further recording (and thus no planning condition) may be necessary.

(12 October 2017) Welcome proposals for repair and maintenance. In the most part the impact on the historical significance of the structure is minor or negligible. Have been in correspondence with the architects. Assured that the proposed works in the attic space will retain all the historical woodwork in situ.

Given the low impact of the proposals and the level of recording already undertaken LAAS would raise no objections to the proposals and do not consider that any archaeological or building recording conditions would be necessary.

RVBC Countryside Officer:

Requires tree and protected species condition (specified).



	CONSULTATIONS: 
	Additional Representations.

	The Managing Director of the Parkers Arms has no objection and welcomes the renovations as the Hall was falling into disrepair.

	

	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990. 

National Planning Policy Framework (NPPF)

National Planning Policy Guidance (NPPG)

Newton Conservation Area Appraisal

Ribble Valley Core Strategy:

Key Statement EN5 – Heritage Assets

Key Statement EN2 – Landscape

Policy DMG1 – General Considerations

Policy DME4 – Protecting Heritage Assets

Policy DMG2 – Strategic Considerations

Policy DME2 - Landscape and Townscape Protection



	Relevant Planning History:

No pre-application advice has been sought from the Borough Council (the response to Q5 of the application form is incorrect in this respect).
3/2017/0045 – Re-roofing; repair of chimney stacks including leadwork, pots and flaunching; re-pointing external boundary walls and re-bed stone copings; repair/make good rainwater goods, replacing damanged and corroded brackets, repair of cracking to render wall finish to the east gable end; cleaning and re-laying of paving to rear patio. Certificate of Lawfulness for Proposed Works to a Listed Building refused 1 March 2017.

3/1989/0109 – Proposed window alterations and loft conversion.  LBC granted 7 April 1989.

3/1987/0099 - Alterations to 2 windows and formation of tennis court. PP granted 26 March 1987.
3/1987/0098 - Alterations to 2 windows. LBC granted 26 March 1987.

3/1984/0544 – Erection of detached dwelling and garage on land to rear of Newton Hall. PP refused 21 February 1985. Appeal dismissed 17 September 1985.
3/1981/0816 – 1 dwelling in grounds of Newton Hall. Outline PP granted 19 November 1981.

BO 801 – Renovation of the existing house and addition of new garage. PP granted May 1962.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

Newton Hall is a Grade II* listed (16 November 1954) house of the mid-late C18 prominently sited within Newton Conservation Area. ‘Wall, Gatepiers and Gates South of Newton Hall’ is a Grade II listed (16 November 1954) C18 rubble wall.
The Hall list description identifies:

 “Symmetrical composition of 4 bays, having sashed windows with glazing bars and architraves. The door has an architrave with pulvinated frieze and moulded pediment on console brackets. End stacks. The house is flanked by short walls with gateways having plain stone surrounds with semi-circular heads, projecting keystones and imposts. Set back behind the left-hand gateway is a wing having a tripartite window with square mullions on each floor … Interior altered”.

The wall list description identifies:

“Rubble wall, C18th, with moulded sandstone coping, containing 2 sandstone ashlar gatepiers of square section with moulded cornices, pineapple finials and wrought iron gates”.

The Newton Conservation Area Appraisal identifies:
Newton House and the Parkers Arms as Focal Buildings; Important Views towards (from the South) and alongside Newton House (Townscape Appraisal Map; photographs at front cover, page 11 and page 19 of Appraisal).

“The attractive grouping of buildings within the conservation area, including the southern entrance to the village, with the Parkers Arms pub and Newton Hall set on opposite sides of the road to create a formal entrance to the village” and “The homogeneity of local stone used for most of the buildings and boundary walls” (Summary of special interest).

“Newton is a classic example of a ‘green village’, built around a ‘Y’shaped green with ribbon development along each of the branches of the ‘Y’. Parts of the green have now been enclosed: Newton Hall and its large walled garden cover the southernmost portion” (General character and plan form).
“At about the same time that the Salusburys severed their connections with Newton, the Parker family of Browsholme Hall (6 km south west of Newton) moved in, building Newton Hall on what had been the southern part of the village green, and enclosing most of the green within the high limestone wall that still serves as the boundary of this large property … The Parkers Arms was built in 1840 on the opposite side of the road to Newton Hall on the site of the Hall’s former stables” (Origins and historic development).
“Approaching the village from Newton Bridge, the road forks just in front of Newton Hall, with attractive views up into the village, framed by mature trees and by Newton Hall to one side of the fork and the striking façade of the Parkers Arms on the other” (Key views and vistas).
“The village has two ‘polite’ houses: Salisbury Hall Farm and Newton Hall, and a public house of some grandeur, originally built as a hotel” (Plan form and building types).
“Boundary walls … the boundary wall to Newton Hall, are both of mortared limestone and gritstone walls and they make a contribution to the character of the conservation area by virtue of their height and length, and the role they play in defining plot and street boundaries” and “Historic paving: there are small areas of cobbled paving in front of the Parkers Arms, in front of the side entrance to Newton Hall” (Local details; also shown on Townscape Appraisal Map). 
“repointing with thick bands of ribbon or snail pointing, standing out from the face of the stone instead of being recessed, so that the mortar is the visually dominant element rather than the stone”  and “the intrusion of garages or areas of hard standing into the village scene for example … the large garage to the rear of Newton Hall which interrupts and intrudes through the line of the 18th-century garden wall” and “garden features that are intrusive because of their colour or style” 
 (Weaknesses).
“Some of the modernisation work that has taken place in the village is reversible” (Opportunities).
A Heritage Statement has been submitted which includes a map regression and development phasing plan. Substantial work was undertaken in the 1960s (flat roof garage; removal of original build west wall over three stories and chimney). It is suggested that a two-bay pre-1765 double-pile house (also once an Inn) was extended to the west and rear, had a remodelled facade and roof raise to incorporate neo-classical fashions. The roof structure has been largely altered – to allow attic use?


	Proposed Development for which consent is sought:

The Heritage and Planning Statement identifies:

Garage extension with associated re-roofing works.
Rake out areas of poor cement and lime pointing to external walls to house and boundary wall and re-point / slobber /render with lime based materials. Re-bed copings to boundary walls and

rebuild deformed sections of walling.
Installation of french drain.
Re-roofing works and repairs to main house to suit roof void conversion.

Re-roof east outbuilding, with new roof lights to replace glass slips.
Demolish 2no. existing summer houses / sheds.
New Pavilion.
Rebuild existing chimney stacks with new lead flashings / trays and aprons and reinstatement of chimney pots.
Internal alterations. Proposals were discussed with HE and the Georgian Group before submission and it is noted that “no historic wall fabric is to be removed”.
Internal alterations, works and door repairs to the east outbuilding.

Removal of existing internal first floor staircase and installation of new staircase.

Conversion of east roof void to the main house. Proposals were discussed with HE and the Georgian Group before submission and it is noted that “the works will not involve the loss of historic fabric and the existing trusses and purlins are to remain exposed ”.
Repair / make good existing rainwater goods throughout.
Isolated like for like repair of cracking to the render wall finish to the east gable end.

Revised plans (3 October 2017) have been received withdrawing ‘Extending of west boundary wall to reduce existing opening by 2m’ and ‘Installation of 3no. flush fitting conservation type roof lights to the rear pitch of the main roof’ from the scheme.
Revised plans (10 October 2017) have been received clarifying a drafting error in respect to the proposed treatment for the door fanlight to the ‘West facing elevation’ of the Garden Store.

The Design and Access Statement identifies:

· A number of minor alterations (mostly to the 1960s fabric) in the installation of en-suite facilities. A dividing wall is proposed to one of the main First Floor rooms but this has been designed (wall below ceiling height) so as to retain room proportions. In the attic “internal finishes proposed to the existing roof whilst retaining all of the existing historical fabric”.
· External repair works at paragraph 3.6. However, intentions are unclear “The reason for including these items as part of this application it to ensure a rounded listed or works although it is still believed that these can be carried out lawfully which is being examined by the Planning Inspectorate” (sic). It is also incorrectly stated that “A certificate of lawfulness application … was subsequently refused by one item only relating to the removal of cement pointing and render and that it will affect the character of the building”.

Pre-application discussions with HE and the Georgian Group have resulted in:
The scheme has been amended to retain the truss post (within the western converted roof space) in situ.

The first floor staircase leading to the second floor will be remodelled in its existing location to

provide a staircase with improved functionality and aesthetics. The continuation of the existing

main staircase within the building has been omitted and access will be provided from the newly

remodelled staircase.

Consideration has been given to the re-rendering of the front elevation however insufficient evidence can be found to inform this such as photographs, render mix, colouring and pattern.

All windows are to remain in situ and their repair / replacement have been omitted from the

scope of this application.



	Impact upon the special architectural and historic interest and of the listed building, the setting of listed buildings and the character and appearance of Newton Conservation Area:

Some work elements (removal of paint from stone surrounds; works to metal gates; attic timber repair; cellar beam repair) have been implemented and it is therefore difficult to comment upon their acceptability.
In my opinion, the revised proposals have an acceptable impact upon the special architectural and historic interest of the listed building and the setting of listed buildings (the latter including ‘Wall, Gatepiers and Gates South of Newton Hall’). There is some harm (e.g. removal of timber screen/wall in the Garden Store) but this appears slight in respect to the benefits (NPPF paragraph 134) of materials/design upgrade to the existing garage and repairs to the roof and walling.
It is not clear what the Borough Council is being asked to consider in respect to external repair works. However, the works specified have been considered (including conditions to consent) within this LBC application.
Many of the conditions proposed are suggested by the applicant at Chapter 13 ‘Heritage Impacts and Mitigation’ of the Heritage and Planning Statement. 


	Impact Upon Residential Amenity:

The proposed development is contained within the existing high walled perimeters of the property and do not impact significantly on adjoining and nearby residents.  

	

	Landscape/Ecology:

I am satisfied that the conditions (trees; protected species) are necessary to ensure an acceptable development.
 

	Observations/Consideration of Matters Raised/Conclusion:

Therefore, in giving considerable importance and weight to the duty at section 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990, in giving ‘great weight’ to the conservation of the designated heritage asset (NPPF paragraph 132), in consideration to NPPF paragraph 17 (conserve heritage assets in a manner appropriate to their significance), paragraph 60 (reinforce local distinctiveness) and paragraph 131 (development sustaining and enhancing the significance of heritage assets and positively contributing to local character and distinctiveness) and in consideration to Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy I would recommend that listed building consent be granted subject to conditions.


	RECOMMENDATION:
	That listed building consent be granted.


