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	AD
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Demolition of existing timber framed conservatory and erection of a new timber framed conservatory.

	Site Address/Location:
	Sabden House  Wesley Street  Sabden  BB7 9EH

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	
	

	Historic amenity societies not consulted – Design & Access Statement states “not be any significant loss of historic fabric as the new proposal is essentially an independent building”.

	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES :

	Planning (Listed Buildings and Conservation Areas) Act 1990. ‘Preservation’ in the duties at sections 16, 66 and 72 of the Act means “doing no harm to” (South Lakeland DC v. Secretary of State for the Environment [1992]). 

National Planning Policy Framework (NPPF) 

National Planning Policy Guidance (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:

No pre-application advice has been sought (the submitted Design & Access Statement refers to a telephone conversation at 3.0?).

3/2014/0820 - Demolition of existing conservatory to be replaced with open verandah. Withdrawn.
3/1999/0323 – Conservatory at rear of property. PP granted (retrospective) 18 June 1999.  
3/1992/0133 – Erect tennis court at rear. PP granted 8 April 1992.
3/1990/0719 – Erection of new garage to house 4 no cars. PP granted 12 October 1990  
7/7/7700 – Dormer extension. PP granted 25 May 1973.
7/7/6082 - Alterations and extensions for garage, kitchen and bedroom. PP granted 4 July 1969. See list description “extended and raised service wing extending to the north”.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

Sabden House is a Grade II listed building within Sabden Conservation Area and the immediate setting of the Church of St Nicholas (Grade II). 
The list description (2 June 2004) identifies:

“Reasons for designation - A detached villa of 1847, built as a parsonage house to the Neo-Romanesque church of St Nicholas nearby, with which it groups well. The house reflects some of that Neo- Romanesque character and retains good interior detail, despite refurbishment and extension in the late C20.

… EXTERIOR: Entrance (west) front of 2 storeys, 3 bays, with single storeyed flat-roofed entrance porch to centre … C20 pitched roofed conservatory added to north elevation, below level of large stair window
… HISTORY: Sabden House is believed to have been built in 1847 on land donated by Le Gendre Nicholas Starkie, who also funded its construction as the parsonage house for the nearby St Nicholas' Church. The house was extended in the 1970s and refurbished in 1991. Forms a group with the Church of St Nicholas. (q.v.)

Sabden House is of special architectural interest as a well-preserved detached villa of 1847 with good interior detailing, which forms part of a carefully designed ensemble of church and parsonage in the hamlet of Heyhouses”.
The list description for the Church of St Nicholas identifies
“17-12-1968 - II Church, 1846, with chancel probably later. Squared sandstone with slate roof. Norman style”.
The Sabden Conservation Area Appraisal (The Conservation Studio consultants; adopted by the Borough Council following public consultation 3 April 2007) identifies:
The Church of St Nicholas to be a Focal Building and the churchyard to be a Significant Open Space; the Sunday School and adjoining barn to be Buildings of Townscape Merit making a positive contribution to character and appearance (Townscape Appraisal Map).

“The picturesque ensemble of St Nicholas’s Church, Sunday School and former parsonage (Sabden House)”; “The tranquil character of Heyhouses”; “Sabden Brook and its tributary, Badger Well Water”; “Prevalent use of local stone as a building material”; “Architectural and historic interest of the conservation area’s buildings, including 2 listed buildings”; “Within Forest of Bowland Area of Outstanding Natural Beauty” (Summary of special interest). 

“In the centre of the village there is a crossroads from which Wesley Street leads uphill to St Nicholas’s Church in the tiny district of Heyhouses” (Location and context).

“despite the urban character of Whalley Road and Padiham Road, frequent views of a rural landscape give the village semi-rural atmosphere, especially in Heyhouses” (Topography, geology, relationship to surroundings).
“Heyhouses, as can be appreciated from a walk from St Nicholas’s Church to Badger Wells Cottages, is the oldest part of Sabden comprising a few old stone dwellings beside a narrow sinuous lane” (Origins and historic development).
“With the exception of St Nicholas’ Church, there are no landmark buildings which stand out in the townscape in any formal vista or attractive view” (Key views and vistas).
“The conservation area is tightly knit with the exception of Heyhouses and The Whins, on the east and west periphery of the village respectively. These two small areas are more spacious in character than the core of the village and contain the conservation area’s two large Victorian dwellings, Sabden House and Whins Lodge” (The character of spaces within the area).
“The conservation area is characterised by late 18th and 19th century terraced houses which were built as homes for Sabden’s mill workers and form the area’s most prevalent building type. There are few instances of single dwellings on large plots, the most notable examples being Sabden House and Whins Cottage, both of which were the homes of mill owners … In contrast to the uniformity of 19th century Sabden with its former mills, mill workers’ houses and chapels, the area around Cockshotts Farm has a distinctly rural atmosphere arising from the sound of the brook , the green hedgerows beside the narrow lane, and the few vernacular farm buildings including Cockshotts Farm and nearby barn” (Architectural and historic character).
“There are two listed buildings in the conservation area. St Nicholas’s Church (grade II) and the former parsonage, now known as Sabden House (grade II). Both date from c1846 and are built with local sandstone. The church, in a Norman style, is a good example of watershot masonry, a local building method whereby each stone is tilted downwards to reduce rainwater penetration as the water will drip vertically from the top of each block. Sabden House is a well preserved detached mid 19th century villa with good interior detailing. Church, Sunday School and former parsonage form a carefully designed ensemble in spacious well-tree’d grounds but the effect is diluted by the modern appearance of the new vicarage beside the church gates” (Listed buildings).
“Cockshotts Farm was probably the home of the Grimshaw family, responsible for the building of the cottages in Step Row and Top Row. Though altered it may date from the 17th century … St Nicholas’ church hall was once the purpose-built National School. In 1907 it was rebuilt as a Sunday School. It was built not long after Sabden British School (today’s County Primary School) which opened in 1837. The 1896 datestone on the Primary School commemorates the time when the school was extended, having been taken under the care of Pendleton School Board in 1894” (Key unlisted buildings - Buildings of Townscape Merit).
“Late 20th century development insensitive to historic townscape e.g. new vicarage” (Weaknesses: The principal negative features).
“Continuing loss of original architectural details and use of inappropriate modern materials or details. Many buildings in the conservation have been adversely affected by the use of inappropriate modern materials or details” (Threats).

The submitted Heritage Statement identifies:

“a Heritage Asset in its almost idyllic setting”
“the remaining elevations are much less formal in appearance”

“in less formal aspects of the building the elevational treatment is somewhat more prosaic”



	Proposed Development for which consent is sought:

A replacement conservatory is proposed at the front (west) elevation of the listed building incorporating a parapet roof and roof lantern.


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

Construction of the existing conservatory predates listing and Sabden Conservation Area designation. The list description focusses on the Entrance (west) front including the symmetry around the historic porch, the relationship (including visual) with the listed church and the detrimental impact of late C20 development “Reasons for designation  … built as a parsonage house to the Neo-Romanesque church of St Nicholas nearby, with which it groups well. The house reflects some of that Neo- Romanesque character … despite refurbishment and extension in the late C20” and “forms part of a carefully designed ensemble of church and parsonage”. 
Both proposed and existing conservatories are detrimental to the appearance of the historic building because of their incongruence in location (immediately adjacent and unbalancing the historic build’s symmetric front elevation), materials (largely glazed), design and size (more strident than the carefully proportioned historic porch and obscuring of important historic details e.g. stair window). Mindful that the existing conservatory had been built by the date of listing, concerns as to the ‘preservation’ of the building (section 16) relate to the proposal’s greater prominence and conspicuousness in important views (including those from the entrance gates) because of the taller and wider extension with formation of a parapet roof and the addition of a lantern.
NPPG states that “In general terms, substantial harm is a high test, so it may not arise in many cases”). The proposal has little impact upon historic fabric and an incongruous conservatory already exists - the harm to the special architectural and historic interest of the listed building is ‘less than substantial’. NPPF paragraph 196 requires that any ‘public benefits’ be considered (highlighting the securing of the optimum viable use in this regard). The applicant does not suggest any public benefit from the works. The public benefit of construction employment does not outweigh the harm to the designated heritage asset.
Consideration has been made to the enhancement of the listed building and its setting - NPPF 185a, 192a, 200, Conservation (for heritage policy) definition in Annex 2 and therefore 193.
Consideration has been made to NPPG ‘Conserving and Enhancing the Historic Environment’ paragraph 13 which identifies “When assessing any application for development which may affect the setting of a heritage asset, local planning authorities may need to consider the implications of cumulative change”. ‘Managing significance in decision taking’ (Historic England, 2015) paragraph 28 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”.

	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 consideration to section 66 and 72), in giving ‘great weight’ to the conservation of the designated heritage asset (NPPF paragraph 193) and in consideration to NPPF paragraph 192 (development sustaining and enhancing the significance of heritage assets and positively contributing to local character and distinctiveness) and Ribble Valley Core Strategy Key Statement EN5 and EN2 and Policies DME4, DMG1 and DMG2, I would recommend that listed building consent be refused.


	RECOMMENDATION:
	That listed building consent be refused for the following reason:
The proposed conservatory extension is harmful to the special architectural and historic interest of the listed building because of its incongruity and conspicuousness resulting from its size and form including new parapet roof and roof lantern.


