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	Date Inspected:
	2/11/18 and 15/3/19  
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Installation of four new roof lights to the rear roof pitch. Internal works including removal of partition wall between GF study and WC; removal of existing balustrade and closing up cellar entrance with a new cellar entry hatch to the floor; insertion of full height glazed partition with double leaf glazed doors to the GF lounge; relocation of the GF WC to below the existing GF staircase; stripping out partition and door to FF WC and relocate to adjoining FF bathroom creating larger landing. Resubmission of application 3/2018/0826.

	Site Address/Location:
	Wiswell Eaves House Pendleton Road Wiswell BB7 9BZ

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LAAS:
	

	Datestone of 1766 but probably built significantly earlier and altered at the date above. 

Generally agree with the agent’s assessment of the impact of the scheme. Agree that a record of the building 'as existing' is undertaken prior to the development commencing. There is no assessment of the impact of the proposals on buried archaeology but are likely to be minor and do not merit any additional archaeological mitigation.

Therefore, recommend a photographic survey condition as set out in 'Understanding Historic Buildings' (Historic England 2016).

	CONSULTATIONS: 
	Additional Representations.

	

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Key Statement EN5 – Heritage Assets

Key Statement EN2 – Landscape

Policy DME4 –  Protecting Heritage Assets

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DME2 - Landscape and Townscape Protection

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]).

National Planning Policy Framework (NPPF)

National Planning Policy Guidance (NPPG)



	Relevant Planning History:

Pre-application advice has been sought in respect to the proposals – concerns as to any roof lights and loss of further important elements of planform.

3/2018/0824 and 0828 – Application for various internal and external alterations to dwelling including demolition of existing garden room extension and erection of a new single storey extension. PP & LBC refused 6 November 2018.

3/1996/0076 – Variation to internal layout, conservatory, extension amendment to vehicular access to improve facility. LBC granted 23 May 1996.

3/1992/0528 – Conversion of barn and stable to dwelling (resubmission). PP granted 13 October 1992.

3/1991/0768 - Conversion of barn to dwelling. PP refused 3 March 1992.

3/1976/1371 – Proposed rear porch. LBC granted 24 February 1977.

3/1976/0446 – Provision of bathroom, alteration of windows on front elevation and additional windows on side elevations. LBC granted 27 May 1976.



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The list description identifies a Grade II listed (13 February 1967) “House, c.1700, altered 1766 … Double- depth plan. 2 storeys with attic, 2 bays”. Wiswell Eaves House is prominently sited on the lower west facing slopes of the Pendle Hill, Forest of Bowland AONB, outlier. Public Footpath FP13 runs from Pendleton Road to Parker Place Farm (Grade II listed) and then south immediately to the east of both listed buildings. The historic farmstead is linear and incorporates a barn (now converted to residential) immediately to the south.

The submitted Heritage Statement identifies:

“a relatively symmetrical composition to its front west facing elevation … typical and in keeping with the architectural trends and fashions of the mid-18th Century … building was altered in 1766 indicating at its earlier origins … Wiswell Eaves House has a double fronted, double pile plan layout consisting of two rooms to the front west side of the property and two rooms to the east side” (2.2).

The Heritage Statement map regression shows very little change to the site from 1848 to 1912. In this period a field boundary is shown to run east-west incorporating the house north gable wall and enclosing a garden/orchard to the west of the house.

“Assessment of significance … Evidential Value … The plan form of Wiswell eaves House also adds evidential value; its double pile plan form layout is typical of this age and type of building and is commonplace throughout many Georgian farmhouses. However past internal alterations have slightly changed the plan form of the building and have subdivided some areas to provide new rooms and uses; however the plan form is still legible and interpretable. The evidential value of Wiswell Eaves House is also derived from physical historic fabric, of which much remains … the principal front elevation of the building, including its date stone” (7.1).

“Assessment of significance … Historical Value … In terms of illustrative historical value, Wiswell Eaves House is illustrative of a typical upland Georgian farmhouse and is a relatively good example” (7.2).

“Assessment of significance … Aesthetic Value … The aesthetic Value of Wiswell Eaves House is derived from a number of aspects. It is a building of vernacular construction and would have been built using local materials and craftsmen. Although a vernacular building, Wiswell Eaves House incorporates a certain amount of ‘’politeness’ such as the attempt at a symmetrical double fronted façade and proportions which is common amongst many Georgian farmhouses. This suggests that some conscious design was incorporated in to the alteration of the building in 1766 … Apart, from the building itself, the local landscape adds to the aesthetic appeal of the building. Its location provides attractive and vast views westwards through the Ribble Valley and across through the Forest of Bowland. Its rural setting and location at the base of Wiswell Moor further enhances its aesthetic value” (7.4).

“A converted barn lies to the south of Wiswell Eaves House and was once within its curtilage” (2.1; this barn has an array of prominent and conspicuous rooflights to its rear roofslope).

“A feature window is present to the second floor of the building to the north elevation … three inserted windows are present to the north facing elevation … to the south facing elevation are three inserted windows” (2.2).

“(ground floor) A stud wall was once positioned along the line of any possible wall and could have been an indicator of any past wall” (2.2).

Wiswell Eaves House is prominent in views (little obstruction) from Parker Place Farm and is within its setting.


	Proposed Development for which consent is sought:

The agent was advised 15 March 2019:

“site inspection of the rear roof slope from the public footpath. This has confirmed earlier opinions that any roof lights would be harmful”.
The agent was advised 18 March 2019:

“and examined the planning history (see 3/1976/0446 and 3/1996/0076). The latter indicates that a number of modern window openings have been installed in the north and south elevations and a bedroom has been moved from first floor to the attic. In consideration to NPPF paragraph 194 and justification for further harm resulting from rooflights in the rear roofslope, it would appear that the need for a fire escape to Bedroom 4 can be negated by moving this accommodation to the first floor.

The proposed ground floor Family Room glazed screen would appear to result in the loss of the remaining section of walling (immediately adjacent to the porch) shown on the ‘existing’ 1976 plans. 

The reasons for planning permission application (3/2019/0065) are not clear”.

The agent has now submitted revised plans deleting rear elevation rooflights and confirming that no historic fabric will be lost (see also Heritage Statement page 31) in constructing a glazed screen to the right of the ground floor entrance.
Interior alterations are also proposed to the first floor bathroom/corridor (including relocation of modern dividing wall; “no removal of historic fabric is required”), ground floor study/wc (including relocating of modern dividing walls; “no loss of historic fabric is required” and “no significant historic fabric is required to be removed”), floor hatch to cellar (removal of modern timber balustrade; “no removal of historic fabric is required”). 


	Impact upon the special architectural or historic interest of the listed building, its features and setting, the setting of other listed buildings and the cultural heritage of the Forest of Bowland AONB:

The revised proposals have no or potentially minimal impact (condition required for clarification and consideration) upon historic fabric and largely remodel existing modern alterations (see 1976 and 1996 consents) to plan form. 

	

	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 subject to condition.


