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	Date Inspected:
	N/A
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	CONDITION DISCHARGE

	


	Development Description:
	Discharge of condition 5 (materials), 6 (window spec), 7 (east roof void), 8 (French drain) and 9 (removal of cement based pointing) from Listed Building Consent 3/2017/0777.

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

	


	CONSULTATIONS: 
	Parish/Town Council

	N/A

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A
	

	

	CONSULTATIONS: 
	Additional Representations.

	Site notice displayed, no representations received.

	

	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



	ASSESSMENT OF PROPOSED DISCHARGE OF CONDITION:

	The application seeks to discharge condition 5 (materials), 6 (window spec), 7 (east roof void), 8 (French drain) and 9 (removal of cement based pointing) from Listed Building Consent 3/2017/0777 as follows:


	Condition 05: (materials)
Precise specifications and samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.

Reason:  In order to safeguard the special architectural and historic interest and setting of the listed building.
Walling - the submitted photographs (‘Approval of Details’ document; information received 24 May 2018) show two different materials, coursing, squaring and pointing proposals for stone walling. Note suggested requesting clarity and sample to be considered on site.
The repointing specification refers to the use of NHL 3.5 as standard and it is suggested that the advice of the Society for the Protection of Ancient Buildings (SPAB) be sought in respect to appropriate mortar mixes for this building. At 3/2018/0013 (29-33 Windy Street Chipping), SPAB encouraged use of lime putty in favour of NHLs given the ongoing concerns and emerging research in respect of the appropriateness of their use in some historic building contexts.
Roofing – proposed standing seam zinc roof appears appropriate. Swatch/sample required re: graphite –grey colour (match to rooflights?).
Information on re-roofing of garden store and garage doors not submitted. Plan 5270-BR02 Rev B identifies ‘proprietary slate vent to be positioned to rear elevation complete with weatherproof flashings’ – details not submitted.

	Condition 06: (window spec)
Precise specifications of windows (including rooflights), doors and staircases shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.

Reason:  In order to safeguard the special architectural and historic interest and setting of the listed building.
Windows/doors – ‘minimum frame aluminium glazing’ approved. Submitted information (obscure photos of two buildings) unclear re: section sizes, opening mechanism or colour (swatch for RAL 7043 required). 
Rooflights appear to be acceptable.

Staircases – are of simple unfussy design in oak and are acceptable.

	Condition 07: (east roof void)

Precise specification of works for the conversion of the east roof void to the main house shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.

Reason:  In order to safeguard the special architectural and historic interest of the listed building.
Details are generally acceptable (a number of internal divisions no longer appear to be proposed). However, proposed creation of warm roof (insulation) and potential impact (including void for bats) not discussed (or referred to in 3/2017/0777). 
The submission of further detail in respect to insulation installation is suggested. Historic England advice note ‘Energy efficiency and historic buildings: insulating pitched roofs at rafter level’:

“Upgrading a pitched roof at rafter level can be complicated and is not without risks. Generally solutions will need to be individually designed and professional advice will often be needed … It is important that the significance of a historic building is not compromised by alterations to install insulation” (Introduction).
“The ‘warm roof’ system is used extensively in new construction and the systems for installing insulation in modern buildings are well understood. However, there are relatively few examples of older buildings that have been insulated at rafter level. This makes it difficult to assess the long-term performance of insulation materials and methods by studying real examples. 

Poorly designed insulation can have adverse effects on the performance of the building, the condition of the fabric and the health of the occupants. Considerable planning and attention to detail is required to minimise these risks” (page 7).

SPAB also provide advice on Loft Insulation and Condensation. In respect to the latter, I note:

“Ensure that lofts, floor voids and redundant chimneys are well ventilated and avoid foam treatments on the underside of roofs that can cause serious timber decay”. 

Condition 08: (French drain)  

Precise specifications of the proposed French Drain and its impact on the historic fabric shall have been submitted to and approved by the Local Planning Authority before its use in the proposed works.

Reason:  In order to safeguard the special architectural and historic interest of the listed building.
The IHBC Technical Sub-Committee Paper referred to in the submitted information suggests:

‘trial excavations before deciding on the installation of french drains/dry areas so as to ascertain the bottom of the foundations’ and ‘Often, particularly with mediaeval buildings, the walls are founded only about 150mm below the existing ground level. In this case the french drain/dry area will have to be constructed at some distance (say 1m) from the wall so as to avoid undermining the foundation. Its effect on any rising damp may, therefore be limited’. Trial excavations are therefore suggested. 
Condition 09: (removal of cement based pointing)
Precise specifications of the means by which the existing cement based pointing will be removed (in the form of a method statement) and showing the impact of existing pointing removal on the historic fabric (in the form of a sample panel) shall have been submitted to and approved by the Local Planning Authority before the commencement of this element of the works.

Where pointing removal results in the loss of or damage to historic fabric, work shall cease to these areas pending further advice from the Local Planning Authority.

Reason:  In order to safeguard the special architectural and historic interest and setting of the listed building.
The submitted information identifies ‘Raking out of existing mortar joints is to be strictly done by hand using the correct hand tools i.e. a mason’s quirk. Under no circumstances should mechanical methods of removal be used in order to prevent damage to the stonework’ which is acceptable. The second part of the condition precludes full discharge at this stage.

	RECOMMENDATION:
	That conditions 5, 6, 7, 8 and 9 be partially/fully discharged as detailed above.


