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	Date Inspected:
	3 May and 12 November 2018
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Replacing a 1970s flat roof link with glass; conversion of detached garage into guest accommodation and playroom including glass link to house; reroofing; replacement of 1970s windows and doors; re-sizing 1970s windows to former pig sty; internal alterations including: new limecrete floor to include underfloor heating and dpc lining to 1m above finished floor, insulated linings to external walls, improvement to ceiling insulation, installation of en-suite

bathrooms, removal of cylinder cupboard, raising ceiling in master bedroom, removal of a section of wall.

	Site Address/Location:
	Thornbers Slaidburn Road Waddington BB7 3JJ

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No highway concerns. No objection on highway grounds.

	CONSULTATIONS: 
	Additional Representations.

	LAAS:
No objection on archaeological grounds. Unlikely that particularly important buried archaeological remains will be disturbed by the proposed works to the ground floors. None of the changes to the standing structures appear to be unacceptable, and many are inherently reversible. Suggest that leaving a slightly larger nub of wall between the proposed new sitting room and the new kitchen would help reflect the former presence of the wall here – perhaps retaining the section up to the start of the opening of the present window (and any extant jambs) between the present bedroom and utility room. Other architectural details LAAS would leave to the expertise of the RVBC conservation expert.
With regard to the provision of a record of the building ‘as existing’, the documents accompanying the application give a reasonable, if not comprehensive coverage of the structure. Photography (and description) of the roof structure, the early window in the eastern gable and the fireplaces are however limited or absent and LAAS would suggest that additional photographic recording would be of use. Photography of the roof structure during or following stripping of the coverings may be of particular interest and may clarify its date of construction or reconstruction. Suggested condition in this regard. 
(2 October 2018 following receipt of amended plans) The amendments do not appear to change the heritage impact of the proposals. Previous comments appropriate.

RVBC Countryside:

Condition recommended in respect to the updated bat survey of 9 May 2018.

LLFA:

LLFA has no comment because: LLFA Flood Risk Standing Advice should have been applied; it is not listed in the ‘When to Consult the LLFA’ document or in the Development Management Procedure Order 2010.

Environment Agency:

Consulted, no response received.

	

	RELEVANT POLICIES :

	Planning (Listed Buildings and Conservation Areas) Act 1990. ‘Preservation’ in the duties at sections 16 and 66 of the Act means “doing no harm to” (South Lakeland DC v. Secretary of State for the Environment [1992]).

NPPF

NPPG

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

	Relevant Planning History:

Pre-application advice was sought in October 2017 which related to elements of the development now proposed. It was advised:
“I understand the proposed planform changes have been informed by consideration to modern alterations identified within the planning record.  In this respect, the proposed planform changes at first floor appear relatively minor and acceptable in general.  However, the cruck frame is to be further concealed within an en suite to bedroom 2 – is this essential?  I would suggest that full details of en suite provision to all bedrooms (including impact on and protection of historic fabric) be provided at application stage.

Proposals to restore the character and identity of the outbuildings, including the frameless glass link, are welcomed.  However, I would suggest that changes to openings be informed by any historical evidence for previous opening form and character; Historic England’s “Conversion of Traditional Farm Buildings: A Guide to Good Practice” (September 2006) provides advice in this regard.  The removal of the entire former stables west wall appears excessive and contrary to proposals to restore the character and identity of the outbuildings.

The principal of enhancement to fenestration is welcomed.  Historic England’s “Traditional Windows: their Care, Repair and Upgrading” (February 2017) provides advice in this regard.  One example of similar tri-partite windows in the borough is Hill Foot Cottages, Twiston.  The list description states: “row of 3 houses, late 18th century … windows tri-partite, stepped, with plain stone surrounds and square mullions … the inner light of each window is sashed with glazing bars and the outer lights fixed with glazing bars”.

3/1993/0641 – Internal alterations to listed building including removal of internal walls and reposition of a window and door. LBC granted 26 November 1993.
3/1976/0717 – Alterations to existing buildings and change of use of outbuildings to form part of building. PP granted 9 August 1976.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The list description identifies Thornbers to be a Grade II listed (20 February 1984) house of the late C18. It is prominently sited within the Forest of Bowland AONB adjacent to the Waddington Fell Road. The list description (typically) does not refer to building interior or curtilage structures/fixtures. 
The submitted Heritage Assessment (Garry Miller, June 2017) identifies:

“The list description states Thornbers is late 18th century, but it is in fact considerably earlier. At its core is a cruck-framed longhouse of likely 16th or early 17th century date, clad in stone in the late 17th century and re-fenestrated in the late 18th-early 19th century. Attached at the west end are two small outbuildings, a single-storey former cartshed or garage, perhaps early 19th century but converted to domestic use in the 1970s, and a mid-19th century L-shaped single-storey range now converted to a garden room. East of the house is a free-standing two-storey former stable, now converted to garages, along with an early-mid 20th century cartshed of austerity construction.
… special interest stems from its intrinsic merits as a stone-built moorland farmhouse of complex evolution, extending from the 16th/17th centuries to the early 19th. The significance of the building is embodied in the elements and features of these periods

… The proposed internal works to the main range … will not harm the legibility of its original layout” (Executive Summary).

“Thornbers comprises … 
The main range, a rectangular three-bay structure. Originally a single-storey cruck-framed longhouse of 16th-early 17th century date, this was clad in stone and raised to two storeys in the late 17th century and re-fenestrated in the late 18th-early 19th century 

A single-storey porch at the east end of the range, probably mid-later 19th century 

A single-storey former cartshed or garage attached at the west end, perhaps late 18th or early 19th century. This was converted to domestic use in the 1970s 

An L-shaped range of outbuildings attached to the cartshed, probably mid-late 19th century but incorporating an earlier and originally free-standing single-storey building, possibly a privy, at the northwest corner. They were converted to a garden room in the 1970s 

A two-storey former stable, now converted to a garage, located immediately east of the house and probably early-mid 19th century 

A timber open cartshed of austerity construction, attached to the east end of the former stable and of early-mid 20th century date” (Elements of the site).

“The earliest phase is a single-storey cruck-framed structure of the 16th or early 17th century. This is likely to have been of three bays. i.e. occupying the footprint of the main range of the present house 

This was then rebuilt in stone and raised to two storeys in the late 17th century on evidence of the four-light mullioned window in the east gable 

In the late 18th or early 19th century the house was upgraded, with the present tall mullioned windows and entrance installed 

The former cartshed/garage, now converted to domestic use, was existing by the early 19th century. Map evidence of 1847 suggests there was a projection to the front of the main range, and the building may have extended further east. The stable appears to have existed by this time 

The 1886 map shows the projection to the front had been removed and the outbuildings that now form the present garden room had been built, perhaps reusing material from the demolished elements 

The porch was probably existing by then 

Further alteration occurred in the 20th century, particularly from the late 1970s when the cartshed/garage was converted to domestic use and the outbuildings to the garden room” (Evolution of the listed building).

“High significance: 
The main range of the building. Reason: encapsulates the original cruck structure and shows clear evidence of cladding in the 17th century and late 18th-early 19th century adaptation
Moderate significance: 
The former cartshed/garage. Reason: probably the earliest of the outbuildings, likely to be late 18th-early 19th century.

The former stable, now garage. Reason: the most substantial outbuilding, probably early-mid 19th century.

The single-storey porch. Reason: prominent addition to the main range probably of the mid-later 19th century.

Low significance: 
The garden room. Reason: much-altered mostly mid-later 19th century outbuilding 

The wooden cartshed. Reason: early-mid-20th century structure of little intrinsic interest; masks and detracts from the listed building” (Relative significance of the elements of the site).



	Proposed Development for which consent is sought:

LBC is sought for internal (wall removal; new walls; insulation; replacement flooring; ceiling height raise) and external (windows; provision of glazed links).
On 15 May 2018 the case officer identified:

“The Heritage Statement identifies that the main range of the building is of High Significance because it encapsulates the original cruck structure and shows clear evidence of cladding in the C17 (the C17 east gable window is ‘the only major external clue to an earlier date’) and late C18-early C19 adaptation. The C19 former stable and C19 single storey porch are important but of less significance. A link between the former stables and the main range is proposed in C17 fabric (close to the east gable and its window). Can a link be created which avoids loss to fabric of High Significance? 
The Heritage Statement identifies that the former cartshed/garage is of medium significance and ‘probably the earliest of the outbuildings, likely to be late 18th-early 19th century’. The alterations made in 3/1993/0641 provided access between the outbuildings and the main range. I also note from 3/1993/0641 that the garden room east wall has subsequently been removed …  I would therefore reiterate concerns expressed at pre-application stage that proposed wall demolition works further undermine the planform legibility of these significant outbuildings.
I welcome proposals discussed on site to minimise the impact of new fenestration in the former stables, cartshed/garage and garden room (extent of glazing and number of lights to the former ancillary building windows which competes with the higher status main range). For information, I attach a link to Historic England advice and recent appeals
… Mindful of the loss of character to the front elevation of the former stables resulting from 3/1993/0641, has consideration been made to possible enhancement from restoration of the tall and narrow doorways?

… I would be grateful for the submission of further information concerning the significance of existing windows and how this has informed proposed replacements. I recall from pre-application discussions that there was speculation as to whether window WF.01 was original to this house? Why does proposed window WG.03 not conform to that shown in Figure 6 of the Heritage Statement? Are windows WG.02 and WG.04 based upon historic windows or is there enough evidence to suggest replacements follow the style of WF.01? The 8-pane side windows to WG.03 (Figure 6) appear in proportion and in line with the central light – is there enough evidence to suggest the 6-pane 1970s side windows throughout the elevation could be replaced with 8-pane?
… I am concerned that the proposed window beads referred to at page 4 of the Planning Statement will not safeguard the character of prominent front elevation windows (see Historic England advice in respect to the replacement of windows

… The proposed removal of a historic ceiling (page 6 of Planning Statement) is justified with reference to a possible previous use of this element as a barn. Mindful of the C17 window in the east gable I would be grateful for further evidence and justification in this regard.
… I note from page 8 of the Planning Statement that walls and floors are damp. I also note existing modern pointing, plasterwork and floors – effect on ‘breathability’? I understand from Historic England and SPAB advice that works for damp proofing and insulation are likely to be complicated – please provide further information/justification in respect to proposed damp amelioration proposals.
… Proposed Bed 3 would appear to be the only First Floor room which has retained its original proportions (C17 or earlier). As discussed on site, I would therefore welcome further consideration to retaining this important element of planform in the proposed works”.
On 2 October 2018 and following the receipt of amended plans the case officer identified:
“I have now considered the revised scheme and in my opinion most initial concerns have successfully been addressed. I retain concern in respect to the loss of walling from the former cartshed 
… I would be grateful for your clarification in respect to proposed glazing – Garry Miller’s report identifies “new single-glazed framing”. I would also be grateful for your identification of SPAB guidance where it relates to the proposed Ground and First Floor insulation”.

On 3 October 2018 the agent identified:
“In regard to Garry Miller's reference to single glazing in all new windows; this has been an oversight and it is our intention that all new glazing is 16mm slimline double glazing as indicated in the Ventrolla catalogue sent previously - subject to your approval we will ask Garry to amend his document accordingly. 
Similarly our drawings are based upon SPAB guidance documents and have led to the selection of wood fibre insulation boards with a lime plaster finish and screeds. We have selected supplier names such as Steico which are highly experienced in the specification of insulation to historic buildings. I am assuming therefore that your request is that the drawings make reference to "all works to be carried out in accordance with SPAB guidance"?”.

On 19 November and following a site meeting on 12 November 2018, the case officer advised:
“Following our site meeting, I have given further consideration to proposals for the removal of further historic walling from the former cartshed (which is of ‘moderate significance’ to the listed building as a whole – Heritage Assessment). 

‘Managing significance in decision taking’ (Historic England, 2015) identifies:

“The cumulative impact of incremental small-scale changes may have as great an effect on the significance of a heritage asset as a larger scale change. Where the significance of a heritage asset has been compromised in the past by unsympathetic development to the asset itself or its setting, consideration still needs to be given to whether additional change will further detract from, or can enhance, the significance of the asset in order to accord with NPPF policies. Negative change could include severing the last link to part of the history of an asset or between the asset and its original setting. Conversely, positive change could include the restoration of a building’s plan form” (paragraph 28).

The Heritage Assessment recognises that previous work has harmed the significance of the outbuildings “given that the configuration of this area dates from the 1970s alterations, these changes will not harm the significance” [8.2 (b)]. Whilst repair of the modern wall opening, removal of modern room partitions and stonework exposure would provide some mitigation for this earlier work, I retain concern at new proposals because there does not appear to be the “clear and convincing  justification” required by NPPF (2018) paragraph 194 or the “exceptional circumstances” required by Core Strategy Policy DME4.  In contrast, the proposed limited (door width) loss of historic fabric to both the cloakroom and former stables internal wall provides linkage and articulates use of the historic building”.



	Impact upon the special architectural and historic interest and setting of the listed building and the cultural heritage of the Forest of Bowland AONB:

Negotiation has resulted in a scheme which is of minimal harm to the special architectural and historic interest and setting of the listed building. Enhancements have also been secured in respect to the amelioration of previous unsympathetic work. Some historic fabric is to be lost (new openings to porch and within the former stables) but this is clearly and convincingly justified (NPPF 194) and of public benefit (NPPF 196) in respect to the usability, articulation and use of all elements of the dwelling.
On 23 October 2018 the agent confirmed in respect to concerns as to proposed insulation “our drawings are based upon SPAB guidance documents and have led to the selection of wood fibre insulation boards with a lime plaster finish and screeds”.


	Landscape/Ecology:

The condition suggested by RVBC Countryside will ensure the protection of bats.


	Other Matters:

Flooding – the attachment of the note suggested by LLFA in respect to possible works to an ordinary watercourse is recommended. 


	Observations/Consideration of Matters Raised/Conclusion:

Therefore, in giving considerable importance and weight to the duties at section 16 and 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and in consideration to NPPF (2018) and Key Statement EN5 and EN2 and Policies DME4, DMG1 and DMG2 of the Ribble Valley Core Strategy it is recommended that listed building consent be granted.



	RECOMMENDATION:
	That listed building consent be granted.


