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	Date Inspected:
	23/04/19
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Removal of existing concrete roof tiles and replacement with new grey Marley concrete roof tiles; repair/replacement of ridge tiles; replacement of supporting battens if necessary; repair/replacement of lead flashing; replacement of guttering, repair of finials if necessary, repair of quoins if necessary.

	Site Address/Location:
	Hurst Green Memorial Hall Avenue Road Hurst Green BB7 9QB

	


	CONSULTATIONS: 
	Parish/Town Council

	Support application.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Historic England:
	

	Do not wish to offer any comments. Seek the views of the RVBC specialist conservation and archaeological advisers.
Historic amenity societies (non-statutory consultation):

No comments received.

RVBC Countryside Officer:

Bat survey required.

(4 June 2019 following receipt of bat survey) This is a good survey, including a day scoping and dawn survey, no bats recorded so the development could go ahead without breach of protected species legislation.  Whilst no mitigation measures are recommended, suggest a condition/note that in the event any bats are disturbed, work should cease until further advice sought from a licenced ecologist.


	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES :

	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

National Planning Policy Framework (NPPF) 

National Planning Policy Guidance (NPPG)

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]). 



	Relevant Planning History:

3/2009/0839 - Proposed building of a village store and tea rooms for a temporary two year period on land next to the village hall. PP granted 06/11/2009.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The Hurst Green Memorial Hall is a large modern community building prominently located within Hurst Green Conservation Area and the setting of a number of listed buildings [the site lies between the Grade II* Shireburn Cottages (historic almshouses; stone slate roof) and the Grade II Bayley Arms public house’ metamorphic slate].

The Hurst Green Conservation Area Appraisal identifies:

The Shireburn Cottages to be a Focal Building; the land to the front and rear of the Memorial Hall to be Significant Open Spaces; Important Views from the Memorial Hall north along Avenue Road and eastwards; facing buildings Nos. 23-49 Avenue Road to be Buildings of Townscape Merit (metamorphic slate) making a positive contribution (Townscape Appraisal Map).

“Shireburn Cottages (grade II*)”; “Principal entrance to Stonyhurst College grounds”; “Adjacent to Stonyhurst College Historic Park (registered grade II*)”;“Prevalent use of local building stone” (Summary of special interest).

“Avenue Road, so named because it is the start of an avenue into and through the grounds of Stonyhurst College, becomes noticeably straight and wide as it approaches the narrow formal entrance to the College grounds. In the 1920s the settlement still retained its 19th century layout comprising individual buildings and short rows located haphazardly beside the aforementioned roads. Twentieth century infill, particularly from the 1930s and late 20th century, has given the village a more closely knit grain” (General character and planform).
“Stone slates, a local tradition, are present on some buildings such as Shireburn Cottages, nos 2, 4, 6 Whalley Road and the former smithy in Smithy Row. Surprisingly, the recently completed public conveniences have a roof of natural stone. Slate is prevalent on other historic buildings, e.g. 24-34 Whalley Road. Slate is laid in diminishing courses on the roof of the Shireburn Arms” (Architectural and historic character).
“Of particular note … nos 35-49 Avenue Road, an early 19th century terrace, typical of the locality, presumably built to house workers in the bobbin mills” (Buildings of Townscape Merit).

“Modern infill detracts from an otherwise historic character and appearance”;  “Mix of old and new buildings without cohesive character and appearance” (Weaknesses: Principal negative features)

“Continuing loss of original architectural details and use of inappropriate modern materials or details … Many of the unlisted, and some of the listed, buildings in the conservation have been adversely affected by the use of inappropriate modern materials or details. Common faults include … The replacement of stone slate or Welsh slate roofs with concrete tiles e.g.nos 51 and 53 Avenue Road and No. 9 The Dene (both are listed buildings)” (Threats).


	Proposed Development for which consent is sought:

It is proposed to re-roof the building (with associated works) including replacement of existing concrete tiles with new concrete tiles. A sample of the ‘grey Marley concrete roof tile’/ ‘Marley modern tiles with similar colour and size’ has now (18 July 2019)  been submitted.
The case officer sought amendment to the scheme on 15 May 2019:
“The Hurst Green Memorial Hall is a large modern community building prominently located within Hurst Green Conservation Area and the setting of a number of listed buildings [the site lies between the Grade II* Shireburn Cottages (historic almshouses) and the Grade II Bayley Arms public house’]. The Hurst Green Conservation Area Appraisal identifies: The Shireburn Cottages to be a Focal Building; the land to the front and rear of the Memorial Hall to be Significant Open Spaces; Important Views from the Memorial Hall north along Avenue Road and eastwards; facing buildings Nos. 23-49 Avenue Road to be Buildings of Townscape Merit making a positive contribution (Townscape Appraisal Map). The Appraisal also identifies: “Modern infill detracts from an otherwise historic character and appearance”; “Mix of old and new buildings without cohesive character and appearance” (Weaknesses: Principal negative features) and “Continuing loss of original architectural details and use of inappropriate modern materials or details … Many of the unlisted, and some of the listed, buildings in the conservation have been adversely affected by the use of inappropriate modern materials or details. Common faults include … The replacement of stone slate or Welsh slate roofs with concrete tiles e.g. nos 51 and 53 Avenue Road and No. 9 The Dene (both are listed buildings)” (Threats).

… The NPPF requires consideration to the enhancement of significance at paragraph 185a, 192a, 200, the Conservation (for heritage policy) definition in Annex 2 and therefore paragraph 193.

… The NPPF requires consideration to the enhancement of significance at paragraph 185a, 192a, 200, the Conservation (for heritage policy) definition in Annex 2 and therefore paragraph 193.

… The proposed roof replacement works would appear to be an opportunity for the introduction of sympathetic roof materials and building, conservation area and listed building setting enhancement. I would therefore be grateful for your consideration to this matter”.

The applicant responded 20 May 2019:

“note and have read the relevant paragraphs written under the NPPF you mention. It is not going to change our proposals unless a very, very wealthy benefactor comes forward”.



	Impact upon the character and appearance of Hurst Green Conservation Area, the setting of listed buildings and the cultural heritage of the Forest of Bowland AONB:

The proposed replacement concrete tile will have a neutral impact on the character and appearance of Hurst Green Conservation Area, the setting of listed buildings and the cultural heritage of the Forest of Bowland AONB.
The significance enhancement objectives of NPPF and section 72 of the Act have been sought (use of natural materials) but not gained.
In respect to the other proposed elements, it is noted that the intention is to repair and where beyond repair, to replace like for like. 



	Landscape/Ecology:

No concerns from RVBC Countryside. Note to applicant recommended.

	

	Observations/Consideration of Matters Raised/Conclusion:

Therefore, in giving considerable importance and weight to the duties at section 66 and 72 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 Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy it is recommended that planning permission be granted.



	RECOMMENDATION:
	That planning consent be granted.


