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	Date Inspected:
	21/03/19
	

	Officer:
	AD/JM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Application for works to the roof of a listed building.

	Site Address/Location:
	Keys Cottage  6 Main Street  Bolton by Bowland Clitheroe  BB7  4NW

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	SPAB:
	

	Further information before consent can be granted or denied. No specific detail of the current condition of the roof fabric or a detailed description of works (Schedule of Works). A specialist timber survey (to determine the extent of damage to the roof) is highly recommended but has not been carried out. Required to fully understand and consider. Following additional information raise no objection.
RVBC Countryside:

Low risk and no further survey work required. Suggest a note advising compliance with summary recommendations contained in the protected species survey dated 5th of March 2019.

	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES :

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

Bolton by Bowland Conservation Area Appraisal

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:

3/2014/0323 - Demolish existing lean to rear extension.  Construct new single storey rear extension and internal alterations. PP granted 06/06/2014.

3/2014/058 & 059 - Demolish existing lean to rear extension.  Construct new single storey rear extension and internal alterations. PP & LBC refused 06/03/2014.

3/2011/0231 - Structural improvements relating to the conversion of external stone building and alterations to rear elevation wall. PP refused 15/07/2011.
3/2010/0735 - Proposal to repair main ridge beam in the loft after fire damage. LBC granted 20/04/2016.

3/1997/0110 - Installation of 2 no. rooflights and a small window to provide light and ventilation into roofspace and first floor rear bedroom. LBC granted 23/03/1997.
3/1985/0532 – Renovate existing cottage and form shower room at first floor level and erection of conservatory. LBC granted 14/11/1985.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

‘Primrose Cottage and Keys Cottage, 4 and 6, Main Street’ is a Grade ll listed (16 November 1954) building of 1716 prominently sited within Bolton-by-Bowland Conservation Area. The list description suggests that the pair of houses was formerly one; no reference is made to the interior (which does have a number of interesting 17th/early 18th century features eg chamfered and stopped beams; shouldered fireplace; interesting roof trusses, purlins and ‘torched’ stone slates at No.4).

The Bolton-by-Bowland Conservation Area Appraisal (The Conservation Studio consultants; adopted by the Borough Council following public consultation 3 April 2007) suggests that the 'YRY lM 1716" date stone at the front of the property is part of the Summary of Special Interest. The Threat to the Bolton-by-Bowland Conservation Area is the continuing loss of original architectural details.

Pevsner (The Buildings of England: Yorkshire West Riding, 2001) suggests that "the most interesting house (in Bolton-by-Bowland) is Primrose Cottage, because of the crazy geometrical decoration of its door lintel, dated as late as 1716" (page 115).
The submitted Heritage Statement identifies “the grade two listed building is of particular importance due to its external appearance”. Unfortunately, there is little identification of or discvussion of



	Proposed Development for which consent is sought:

It is proposed to re-roof the Keys Cottage element of the building. Concerns as to the impact of woodworm are expressed by the structural engineer (the Heritage Statement also refers to wet rot) but the recommended specialist timber survey has not been undertaken.
The installation of two rear roof lights (into the otherwise unblemished stone slate roof range) is proposed. It is suggested that this may already have consent by virtue of 3/1997/0110. Following a meeting and receipt of additional information it has been agreed that the consent is extant. However, the rooflight size specified is no longer available  and the new size is marginally different but deemed acceptable by Head of Planning). 


	Impact upon on Historic Fabric:

On the basis of the additional information and subject to appropriate replacement slates and having regard to the extant consent it is considered that the proposal would not have an adverse impact on the historic fabric or character of the listed building or the setting of the Conservation Area.

NPPF paragraph 196 and 194 requires that less than substantial harm be weighed against any public benefits of the proposal and any harm be clearly and convincingly justified. Based on the secured amendments and additional information and having regard to the duty at section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990, 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 Policies DME4 and DMG1, it is considered acceptable.  


	Impact Upon Residential Amenity:

None
 

	Landscape/Ecology:

Confirmed that there is no impact on ecology issues

	RECOMMENDATION:
	That listed building consent be granted.


