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	Date Inspected:
	10/04/19
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Application to replace rooftiles with new slate roof tiles, replace existing ridge tiles with grey terracotta ridge title.

	Site Address/Location:
	Wilkinsons Farmhouse  Simonstone Lane  Simonstone  Burnley

BB12 7NX

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Historic amenity societies:
	

	Consulted, no representations received.

RVBC Countryside:

Need to comply with the recommendations in the ecology report.

	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES :

	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)

Ribble Valley Core Strategy:

Key Statement EN5 – Heritage Assets

Policy DME4 –  Protecting Heritage Assets

Policy DMG1 – General Considerations



	Relevant Planning History:

3/2018/1163 - Discharge of condition 4 (materials) from planning permission 3/2018/0708.
3/2018/0708 - Conversion of existing, attached garage to bedroom with en-suite. 

3/2015/0994 - Conversion of part of garage to create guest bedroom. LBC granted 13 April 2016.

3/2014/0122: 
Replacement of three existing windows with two second-hand stone mullion windows. LBC refused 25 March 2014. Listed Building Enforcement Notice appeal allowed, an enforcement notice quashed and listed building consent granted by the Planning Inspectorate 30 September 2015. The Inspector considered the significant change (including the garage subject of application) to the historic building(s) after listing:

 “But, in the context of the changes already allowed (particularly the rear elevation and the garage), I consider that it is excessive of the Council to suggest that the impact of the mullioned windows is now so detrimental to the significance and integrity of the listed building(s)” (paragraph 17).

“This heritage asset clearly has characteristics that are related to the original function of the grouping and I accept that the original layout plan form, materials and openings all contributed to the original character and appearance. However, as indicated above this character has changed over the years and, with regard to some of the works (particularly the rear elevation and the new garage) the character has changed significantly. The addition of the two mullioned windows has not, in my view, so affected the character of the Farmhouse or the Pigsty”.
3/2013/0360: Proposed demolition of the existing sun room and replacement with a garden room to the rear; restore stone surrounds to rear and side windows; new timber frames to the rear and side elevations. Internal alterations comprising:- formation of new W.C. in corridor adjacent to the garage; wall broken out between kitchen and dining room and window opening restored to a door opening. LBC granted 3 June 2013.

Site inspection 14 February 2014 identified that the development constructed was not in accordance with the approved plans.

3/1995/0570: Replacement of flat roof with pitched roof. LBC granted 2 November 1995.
3/1995/0569: Replacement of flat roof with pitched roof. PP granted 2 November 1995.

7/7/5147 – Details of alterations to provide a dwelling and garage. PP granted 9 March 1967.

7/7/4646 – Convert farmhouse and barn for residential purposes. PP granted 11 May 1966.



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

Wilkinson’s Farmhouse is a Grade II listed “Farmhouse, probably earlier C18, altered, now house” (list description; 12 February 1985) prominently sited on Simonstone Lane. The site is within the Core Strategy (Regulation 18; August 2016) village boundary but is largely surrounded by the Green Belt and Open Countryside and retains its rural setting. It is adjoined by the C18 Grade II listed ‘Pigsties with poultry loft, circa 15 metres North West of Wilkinson’s Farmhouse’ (12 February 1985) and is faced by the Grade II listed ‘Starkie Farmhouse’. Wilkinson’s Farmhouse is within the setting of both listed buildings. The Pigsties with poultry loft are part of Wilkinson’s historic farmstead.

The list description for the farmhouse identifies “tiled roof”.
The list description for the pigsties (probably C18) identifies “slate roof”.

Roof materials are identified in the list descriptions for nearby Evesons (late C16 or early C17; stone slate), Starkies (probably C17; tiled roof) and Top O ‘Th’ Bank (late C16 or early C17; stone slate).
The originally submitted Listed Building and Heritage Statement identifies:
“Historically when the farmhouse was first built the likelihood would have been that the roof was constructed from slate … the replacement of the existing roof will also match the existing roofs that are in place on the pigsty loft …  the farmhouse and pigsty loft were most likely built at a similar time if not together”.

The Heritage Statement submitted 3 July 2019 identifies:

“It cannot be established what preceded the roof tile, whether stone flag or slate, as the evidence is inconclusive”.
“the pig sty, which has the only remaining original roofing material upon the site”.

“(with reference to front elevation photo of c.1900) It is unclear what material preceded the present tiled roof. Although a photograph of the house exists (below) that was taken probably circa 1900, it is not possible to determine from it whether the covering was stone flag or slate. The components have a thin look which tends to suggest slate, but this is cannot be considered conclusive”.

	Proposed Development for which consent is sought:

It is proposed to re-roof the existing farmhouse and recently converted garage (existing concrete tiles; proposed metamorphic slate). The proposed slate is named and photos submitted but no samples have been submitted for consideration.
On 13 May 2019 the  applicant was advised:

“The submitted application suggests the historic roof material to be metamorphic slate [based on the roof material for the more recent (?) pigsties]. However, nearby Evesons and Top O ‘Th’ Bank farmhouses (both Grade II listed) are roofed in stone slate (see also the Grade II listed early C19 Toll Bar Cottage). Mindful of the requirements of NPPF paragraph 189, I would therefore be grateful for further clarity on this matter and the impact to significance of proposed works (historic photographs; evidence in the fabric e.g. roof pitch etc.)”.

A further Heritage Statement was submitted on 3 July 2019.

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

The replacement of concrete tiles with natural metamorphic slate safeguards the special interest and setting of the listed buildings and is an enhancement. An analysis of building history and development has now (3 July 2019) been submitted which concludes that whilst  evidence of historic roof covering to the house is inconclusive, metamorphic slate is in keeping with the character of the site (pig sties) and is an appropriate replacement for the modern concrete tiles. 

	

	Landscape/Ecology:

A note is recommended to ensure compliance with the ecology report recommendations.



	

	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, in giving ‘great weight’ to the conservation of the designated heritage assets (NPPF paragraph 193) and in consideration to 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.


