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	Date Inspected:
	11 July and 6 August 2018
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Repair gable end which is cracking and bulging

	Site Address/Location:
	Yew Tree Cottage Hellifield Road Bolton by Bowland BB7 4NS

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	
	

	RVBC Building Control:

(31/7/18) Contractors need to get on with works or could lose wall. Applicant cannot tell us anything more at this stage – need to start removing external leaf to know what is going on – once begin got to get on with. Only taking down to first floor level.

(1/8/18)  Bulge has been caused by sulphate action from the chimney flue built into the wall which has caused expansion of the mortar and subsequent softening of the stone over many years.

The wall (rear 50% of gable) is extremely dangerous and must be dealt with as a matter of urgency.

I fully agree with the applicant that the extent of the necessary work cannot be determined until the wall is pulled down.

(Letter to applicant 1/8/18) Inspected July 31st. Rear half of the gable wall is in imminent danger of collapse due to excessive bulging. Presently the wall is a danger to both your adjoining neighbour at Yew Tree Farm and yourselves as occupiers of the cottage.

I consider the wall to be a dangerous structure and therefore your cooperation to engage a scaffolding company to erect a scaffold/shore within the next 14 days is essential.

I fully agree with your Summary of Work submitted with the Listed Building Application. In particular I believe that you cannot obtain a definitive specification nor are you able to confirm extent of works until the outer leaf is pulled down. It is therefore essential that your builder commences work to take down the outer leaf without delay. 
Historic England:
(27/7/18) Concerns on heritage grounds.

… unclear from the information submitted what features of particular architectural, archaeological and historical interest are to be found internally and externally
… lack of structural information accompanying this application … Dismantling is the most invasive of all interventions, alternatives such as stitching, pinning and grouting should be considered

… a careful and methodical approach as well as a thorough understanding of the way the structure was originally built is required. That information can then be used to replicate materials and methods as closely as possible. Mortars and core materials should be analysed to identify binder and aggregate but they must be able to perform in the relevant location and exposure. The engineer identifies that water ingress and freezing actions may have caused or accelerated the defects. To reduce the risk of similar issues recurring in the future, consideration should be given to the use of a ‘slobbered’ lime render in keeping with examples in the locality

… to mitigate the loss of archaeological evidence and to sustain the aesthetic value of the east gable wall, a photographic record should be made of the external stonework and any internal features of interest such as the chimney breast, fire place and window and door openings. Dimensions should be noted. Drawings may also be necessary

… any harm to, or loss of, the significance of a designated heritage asset should require clear and convincing justification (NPPF 2018 para. 194). Less harmful options should be considered. If dismantling is required, its scopes should be clearly identified, so far as is practically possible. Further investigations should be undertaken and repair works specified by a structural engineer prior to dismantling of the gable end.

… temporary support works should be put in place as soon as practicable.

(3/8/18) Consider that it is premature to take down the gable wall without further intrusive investigation.  Extensive and costly works are being contemplated that would be harmful to the building … suggest that a second opinion sought from a conservation accredited engineer once the building has been made safe.
(20/8/18 following submission of further information) No objection. The necessity, extent and specification of the proposed works is now much clearer, as is the impact of those works upon features of architectural interest on the exterior of the building.
On scaffolding, consider construction and any defects that may have caused/accelerated the bulging masonry. Photographs - building has been repointed or slobber rendered in a hard cement mortar. This will impair the building’s ability to dry out, accelerate the weathering of the external face of the building and force moisture into the core of the building, where it may have contributed to its degradation. Consideration to careful removal of cementitious mortar and repointing and rendering with a lime mortar.

SPAB:
(23/7/18; verbal) Limited information on cause, extent of works and justification.

(25/7/18) Extremely limited information. No drawings of gable; the extant structural condition (location and degree of bulging and cracking); the extent of demolition proposed; and the method, specification and extent of rebuilding. It is therefore not possible to complete an assessment of the structural problem and understand the full impact of the proposals on the building's special interest and structural integrity. Further, the Heritage Statement details the proposal rather than providing an independent assessment of the building's significance and its constituent parts, and no evidence has been provided to demonstrate that the movement is ongoing, and the cause of the structural problems has not been established/or possible causes offered. 
(13/8/18) Alarmed to note that on 1st August it appears that your Council indicated that the demolition and rebuilding of the gable was acceptable and could now proceed. Premature to take down the existing gable wall without further investigation and that an assessment from a conservation accredited engineer should be obtained. 

Current proposals are extensive and costly works that would be harmful to the building. Hope that the engagement of the additional conservation accredited engineer, and further investigation under their guidance/supervision, will help elucidate the cause/s of the structural problems; identify the repair options available and inform the final repair strategy; and, possibly provide a less invasive/extensive and costly solution. 

LAAS:

(24/7/18) The former Lancashire County Archaeology Service recommended that a building record was created prior to its refurbishment and provided a brief for the necessary work (planning application 3/02/07432P), but an acceptable record does not seem to have ever been produced. Combined with the lack of information in this application, it makes commenting difficult.
No plan showing wall or extent of bulging, cracking or rebuilding required. Photographs – don’t illustrate cracking or bulging or stones having fallen. The impact of works on the significance of the building also missing. An informed decision cannot be made. Seek further information or refuse consent. 

(email 1/8/18) Given urgency and the confirmation of the issue by your Building Control officer, plus the photographs showing the lack of any obvious architectural or historic features on the gable end, withdraw objections.  Appears that no building recording condition is currently justified. 

Spalling/erosion of the wall on the photos - pointing with cement, not lime?  Proposed to use lime mortar for the rebuild?

(2/8/18) RVBC photographs - struggle to see the extent of the bulging and cracking but reassured by this independent assessment that the work is necessary and very urgent.

No building recording or archaeological condition appears to be necessary. 
Suggest that rebuilding should consider using an appropriate lime mortar mix, and that the other elevations should be inspected for this issue.

RVBC Countryside Officer:

The checklist identifies that a bat survey would normally be required prior to carrying out any building works to this cottage.  However due to the extreme danger the wall poses please attach this cautionary note:

“In the event that any bats are discovered/disturbed during any operation for the gable wall repairs, work should cease until further advice has been sought from a licenced ecologist”.



	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990 

National Planning Policy Framework (NPPF) 

National Planning Policy Guidance (NPPG)

Ribble Valley Core Strategy:

Key Statement EN5 – Heritage Assets 

Policy DMG1 – General Considerations

Policy DME4 – Protecting Heritage Assets


	Relevant Planning History: 
3/2002/0743 - Alterations to make property habitable to present day standards. LBC granted 23 December 2002.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

‘13 and 15 Hellifield Road’ is a Grade II listed ‘pair of houses, mid C18th’ (list description) prominently sited within Bolton by Bowland Conservation Area. The list description also identifies “Coursed sandstone rubble” and “Chimney on each gable”.
It is one of the older properties in Bolton-by-Bowland. Historically it formed part of the Bolton Hall Estate and provides evidence for the distribution of its land holdings. It has undergone a number of changes to its plan-form and use over the centuries, as illustrated by the external steps to the rear providing access to the first floor and the insertion of later 19th century window openings (Historic England).
The Bolton by Bowland Conservation Area Appraisal  (The Conservation Studio consultants; adopted by the Borough Council 3 April 2007) identifies:
The adjoining Yew Tree Farm to be a Building of Townscape Merit (Townscape Appraisal Map).

“others, such as … nos. 13-15 Hellifield Road are set back from the road behind a small private front garden, or parking” (General character and plan form).
“Large tree in front  of 13-15 Hellifield Road” (Title of photograph at page 11).
“Continuing loss of original architectural details” (Threats to the Bolton by Bowland Conservation Area).


	Proposed Development for which consent is sought:

Structural repair works (involving demolition and rebuild) are proposed to the listed building east gable wall.  The scheme has been refined following requests for further information as to the extent, cause, justification for and impact on significance of works (see drawings received 3 August 2018).



	Impact upon the special architectural and historic interest of the listed building and the character and appearance of Bolton by Bowland Conservation Area:

Mindful of the latest comments of Historic England (20 August 2018), the proposed works appear necessary and justified and are acceptable subject to conditions regarding re-build analysis and implementation.

	Landscape/Ecology:

The applicant has confirmed (3/8/18) acceptance of the protected species requirements of RVBC Countryside.


	

	Observations/Consideration of Matters Raised/Conclusion:

Therefore, in giving considerable importance and weight to the duties at section 16, 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and in consideration to NPPF (2018) and Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy it is recommended that listed building consent be granted.



	RECOMMENDATION:
	That listed building consent be granted.


