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	Date Inspected:
	5/7/19
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Demolition of existing lean-to garage and potting shed and replacement with double garage with workshop and storage above.  Construction of single storey extension to side and single-storey glazed link between the existing kitchen and wash house.  Re-point with lime mortar and repair and replace cast-iron guttering (like for like).

	Site Address/Location:
	Grove House Malt Kiln Brow Chipping PR3 2GP

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections subject to condition that garages be maintained as such and not converted to or used for living accommodation. 

RVBC Countryside:

All recommendations identified in the protected species report to be adhered to.



	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	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

Policy DMH5 – Residential and Curtilage Extensions 

Planning (Listed Buildings and Conservation Areas) Act 1990. ‘Preservation’ in the duties at sections 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)



	Relevant Planning History:

Pre-application advice was provided on 25 April 2019:
“HE advise that extensions should not dominate historic buildings; key considerations in this regard are the scale and location of any addition … do not consider that an extension in this location would have undue prominence or significantly impact on the character of the conservation area … a glazed extension would represent a clear contrast to the robust Georgian form and in this regard would be clearly seen as a modern intervention. I do not have any objection to this approach in principle as I believe achieving a suitably designed, stone built addition is likely to be difficult without compromising the quality of the original”.

“The existing garage is attached to the neighbouring barn and is of little architectural merit. The replacement would be a stand-alone structure albeit primarily in the same location. I understand from our meeting on site that only 2 bays are now proposed, however the overall style and form is to remain the same. The use of natural materials and the simple form of the garage would be acceptable and a suitable design approach in this location. 

Having checked our records and the Historic England website it does not appear that the barn immediately adjacent is listed, therefore the main heritage asset to consider would be the conservation area. Accounting for positon of the building, the existing structure and the visual benefits from a more sympathetic timber clad addition, I do not consider that the garage would have an unacceptable visual impact”.

3/2014/0226 - Works and a change of use to the Grade 11 Listed Kirk Mill to create a hotel (18 Bed) and bar/restaurant. Works comprising partial demolition and extension of Kirk Mill including demolition of the later addition to the east of the Mill and erection of a new extension built on the same footprint in traditional stone to match the existing mill; and removal of further modern alterations to the facade to restore the historic character of the building. LBC refused 4 March 2015. Granted on appeal 18 April 2016.
3/2014/0183 - Hybrid planning application seeking both full and outline planning permission as follows: Full planning permission for works and a change of use to the Grade II listed Kirk Mill to create a hotel (18 bed, use class C1) and bar restaurant (Use class A3), works to the barn building to create seven holiday cottages (use class C1), construction of a notel and spa (20 bed use class C1), wedding venue (use class D1), kids club (Use class D1) and trailhead centre (Use class D1 and A3), change of use of Malt Kiln House from residential to use class C1, construction of a new cricket pavilion (Sui Generis), demolition of the group of derelict factory buildings. Outline planning permission for 60 residential dwellings, split over two sites, with a maximum of 56 and 4 units on each with all matters reserved except for means of access. PP refused 23 December 2014. Granted on appeal 18 April 2016.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

Kirk Mill Conservation Area was designated on 4 February 2010 as a surprisingly intact example of a C18 Arkwright Mill industrial hamlet. The Committee report stated “conservation area designation in itself would not prevent any proposed removal or alteration of the apparently original and distinctive windows and doors at Grove House (the former Manager’s house). For this reason it is suggested that an Article 4(2) Direction apply to this property to control the potentially very damaging consequences of residential ‘permitted development’ works to this prominent building critical to the integrity of the site”. The Article 4(2) Direction was confirmed and came into force on the 26 May 2011.
An extension to the original, hurriedly defined Kirk Mill Conservation Area was designated on 7 April 2011. The land to the east of Grove House was incorporated into the designated heritage asset when it “became clear that a significant and positive element of the character and interest of Kirk Mill hamlet is its containment and relative isolation resulting from topography and location within a natural bowl”. The adjoining Kirk Mill Barn was included within the original conservation area designation for its contribution to the special architectural and historic interest of the area.
The close visual and historic relationship between ‘Kirk Mill and its associated mill ponds retaining walls, outflow and stone-built leat’ (Grade II; 13 May 2011) and Kirk House (Grade II; 13 February 1967) means that Grove House is within the setting of these listed buildings. Removal of the modern Kirk Mills buildings has recently opened up a (limited) view from Grove House of St Bartholomew’s Church tower (Grade II* listed; Chipping CA).
Grove House is very prominently sited adjoining Malt Kiln Lane. It is within the Forest of Bowland AONB.

The submitted Heritage Statement identifies:

“The mill has historical association with Peter Atherton (potentially one of the 4 owners of Kirk Mill to have instigated the building of Grove House), who was an engineer and inventor and notably one

of Richard Arkwright’s first partners.
… Grove House has a long historical relationship with Kirk Mill; originally built by the owners

of Kirk Mill in the Georgian era, the house has been lived in and owned by family members

of the Kirk Mill owners since its construction in the 1790’s. Grove House has retained a high

proportion of its original Georgian external features which include Georgian sashed

windows, a fanlight above the 6 panelled timber front door, original chimney pots, stone

guttering and cast iron down-pipes. The house contributes to the character and streetscape

of the Kirk Mill Conservation Area, and is a lovely example of a Georgian house

… The historic relationship between Kirk Mill and the surrounding characterful buildings which

include Grove House, Grove Square and The Grove is evident and is a key element of the

Kirk Mill Conservation Area”.



	Proposed Development for which consent is sought:

Fully glazed extension with roof lantern to the front (south) of the mid-late C19 extension (resulting in the loss of its 10/10 sash window) and to the side of the Grove House front elevation (little set-back).
Link building with glazed roof between the rear elevation and stone outbuilding.

Removal of a 1960s red brick garage and adjoining potting shed adjacent to Kirk Mill Barn (stone and slate). 

Construction within front garden and adjoining Kirk Mill Barn (garage doors facing Malt Kiln Brow) of a two-storey, timber-clad, hipped gable roof (corrugated steel sheeting) outbuilding (W – 8m; D - 5.4m; H to R - 5.46m) with two-bay garage at ground floor and storage above (6 rooflights proposed).
It is also proposed to repair rain water goods and wall pointing.


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

The proposed glazed extension results in the loss of important historic fabric (10/10 sash window) and dominates the Georgian south elevation with carefully considered windows and door because of its location (almost flush with front elevation) and materials (highly reflective and conspicuous expanses of glazing).
The proposed outbuilding is prominent and incongruous in location (front garden of Grove House), size, design and materials. Hipped gables, rooflights and corrugated steel roofing are unsympathetic to and uncharacteristic of the conservation area - a very small hamlet of harmonically designed (mostly stone and slate) buildings. The removal of the utilitarian Kirk Mills buildings on the adjoining site was considered by the Planning Inspector to be an important mitigating factor in allowing 3/2014/0183 &0226.
The other elements of the Kirk Mill (3/2014/0183 &0226) approvals with relevance to this application (conversion and extension of Kirk Mill Barn; glazed extensions to Kirk Mill) have not been implemented.
The link building, removal of garage/potting shed and repair works have little potential impact on significance.

Historic industrial settlements are important to the cultural heritage of the Forest of Bowland AONB:

“The Forest of Bowland was formally designated an Area of Outstanding Natural Beauty (AONB) by 

Government on 10th February 1964. The area was designated as a landscape of national significance 

due to a variety of factors, including… The landscape’s historic and cultural associations … The 

distinctive pattern of settlements

… There is evident contrast in the villages in Bowland – some are typical estate villages while others 

are more haphazard farming settlements or industrial hamlets … Collectively these historic and 

cultural elements of the environment serve to enrich the landscape’s scenic quality, meaning and 

value” (The Forest of Bowland AONB Management Plan; April 2014 - March 2019).

Mindful of NPPG (“In general terms, substantial harm is a high test, so it may not arise in many cases”), the harm to the character and appearance of the conservation area and the setting of the listed buildings is ‘less than substantial’. However, the loss of important historic fabric, dominance of the extension and conspicuousness of the outbuilding is approaching substantial harm. 

The public benefit of construction employment does not outweigh the harm to the designated heritage assets (NPPF paragraph 196).



	Impact Upon Residential Amenity:

The proposal has an acceptable impact upon the amenity of nearby residents.

	

	Ecology and trees:

The impact on bats is considered acceptable subject to proposed mitigation (note required). Q6 ‘Trees and Hedges’ of the application form states “the planning reference for the tree that will need to be felled is 3/2019/0401 (which has been approved with no conditions today)”. This relates to a Leyland Cypress.

	

	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 assets (NPPF paragraph 193) and in consideration to Key Statement EN5 and EN2 and Policies DME4, DMG1 and DMG2 of the Ribble Valley Core Strategy it is recommended that planning permission be refused.


	RECOMMENDATION:
	That planning permission be refused for the following reason

	01
	The proposed single storey extension to side and double garage with workshop and storage above are harmful to the character and appearance of Kirk Mill Conservation Area and the setting of Kirk Mill and Kirk House listed buildings. The extension results in the loss of important historic fabric (10/10 - pane sash window) and dominates the carefully considered design of the Georgian south elevation because of its limited set-back, highly reflective and conspicuous expanse of glazing and incongruous roof lantern. The double garage/workshop/storage building is unduly prominent and incongruous in location (front garden of Grove House), size, design and materials (hipped gables, rooflights and corrugated steel roofing). This is contrary to Ribble Valley Core Strategy Key Statement EN5 and Policies DME4 and DMG1.


	
	


