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	Date Inspected:
	07/08/18
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Internal alterations to ground and first floor to form new kitchen and additional bedroom.

	Site Address/Location:
	Mason House Farm Clitheroe Road Bashall Eaves BB7 3DD

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Historic amenity societies:
	

	No comments received.


	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: 
None – planning history relates to modern farm structures.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

‘Masons Farmhouse and barn adjoining to the south east’ is a Grade II listed (16/11/54):
“House, probably late C17th … 2-unit central-entry plan with original outshut and end stacks. 2 storeys, 2 bays” (list description).

The list description typically refers to the exterior only.

The submitted Heritage & Design Statement (revised 22 August 2018) identifies:

“The original farm house … consisted of a ground floor with two rooms with a central dividing wall … A flight of stairs located at the rear of the left-hand room and was an “L” shaped staircase which had a lower flight onto a landing and 90 degree turned flight to a first-floor landing. The original first-floor layout would have been the two front bedrooms, possibly three”.
“Internal alterations ground floor: the original heritage asset the subject of this listed building application is the dividing wall between the two ground floor rooms. These rooms form the original layout of the farm building and include the staircase which was at the rear of these rooms. The dividing wall supports the timber floor beams on both sides and is an original feature of the building … the wall may be a stone wall with timber supports within the wall, but this will not be known until some investigation is carried out to assess its construction, there is a horizontal timber within the wall below the stairs which may have supported the landing”.
Site inspection/meeting identifies that ostensibly important historic fabric (dividing wall is wattle and daub construction – applicant ; beams stops indicative of original C17 beam ends are found adjacent walling and First Floor stair flight shown for removal) and plan form is to be affected (with exception of existing bathroom partition walling). Modern removal of a historic (sockets in bean soffit) wall which divided front right side room. UPVC windows.


	Proposed Development for which consent is sought:

It is proposed to remove: a section of the dividing wall between front rooms, historic stairs at the rear of these rooms, historic walling/flooring to install a new stair flight, historic walling between the front room and pantry to provide a door access and First Floor left side room partitions (only that to existing bathroom appears modern).

The Heritage & Design Statement identifies that works are required to separate the house from the working farm element (rear single storey outshut).   



	Impact upon the special architectural and historic interest of the listed building:

The proposed works result in the loss of and alteration to important elements of historic fabric and plan form. Mindful of NPPF paragraph 194 (“Any harm to, or loss of, the significance of a designated heritage asset (from its alteration or destruction, or from development within its setting), should require clear and convincing justification”) and paragraph 196 (“Where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighed against the public benefits of the proposal including, where appropriate, securing its optimum viable use”)  it appears that the privacy objectives of the applicants and the continued running of the farm business can be achieved by less damaging works.


	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 and in consideration to NPPF (2018) and Key Statement EN5 and Policy DME4 of the Ribble Valley Core Strategy it is recommended that listed building consent be refused.



	RECOMMENDATION:
	That listed building consent be refused for the following reason:

	
	The proposals would be harmful to the special architectural and historic interest of the listed building because of the loss and alteration of important historic fabric and planform (stairs and walling).

	
	


