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	Date Inspected:
	10/09/19
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Application for the erection of a double garage structure with a first floor home office.

	Site Address/Location:
	Wilkinsons Farmhouse  Simonstone Lane  Simonstone  Burnley

BB12 7NX

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	RVBC Countryside:
	

	None of trees have significant amenity value individually but collectively they make a contribution to the amenity value of the wider tree-scape/street scene. Not all trees would be lost initially but collateral damage during construction would probably result in all trees being removed in the short to medium term.



	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES :

	Ribble Valley Core Strategy:

Key Statement EN5 – Heritage Assets

Policy DME4 –  Protecting Heritage Assets

Policy DMG1 – General Considerations

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 advise provided 25 March 2019:

“The size of the building is not insubstantial and would project beyond what is a relatively clearly defined building line along Simonstone Lane, although this will be mitigated to some degree by a combination of internal topography, mature screening and the existing high boundary wall. 

My primary concern would be the siting of the building forward of the principal, east facing elevation of the property and the subsequent impacts on the setting of the listed building. The Preliminary Heritage Statement correctly identifies that this elevation is of significance due to its simple composition and is further complemented by the large garden setting. Whilst the section shown on drawing 5757-04 indicates that the building would be subservient to the main house, I feel it would still compete with and detract from the overall setting of the asset. 

… reinforce my concerns that further development within the curtilage would generate additional, cumulative harm contrary to Historic England advice (Managing significance in decision making – 2015). This guidance highlights that consideration should still be given to the impact of additional, cumulative change where a heritage asset has been compromised by previous development

… Conclusion - The site has been previously been subject to a level of change which is considered to be harmful to the historic and architectural significance of the listed farmhouse and pigsty building … the introduction of a large, detached outbuilding adjacent to and read in conjunction with the principal elevation of the house, would have an unacceptable impact on its setting and further detract from its significance … the proposals would conflict with both the Core Strategy and the National Planning Policy Framework”. 

3/2019/0214 - Replace rooftiles with new slate roof tiles, replace existing ridge tiles with grey terracotta ridge title. LBC granted 9 July 2019.
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 farmhouse list description suggests designation resulted primarily from the necessity to preserve the character of the front elevation of the farmhouse “end and rear walls altered; interior not inspected”.

The pig sty list description suggests the farmstead was unusual in encompassing a “type of agricultural building rare in this area”.  

The submitted Heritage Statement identifies that significance primarily lies in the front elevation of the linear farmstead and the group value with ancillary agricultural buildings to the rear:
“pig sty dates from the mid-to-later 19th century. The original farmyard setting that they once occupied … significance now therefore resides primarily in the intrinsic interest of the buildings themselves, as examples of their type and the group value” (Executive Summary).
“The house was extensively altered probably during the mid-late 20th century with the result that beyond the front elevation little of its historic character now remains” (5.1).

“significance derives essentially from this intrinsic special interest, which is that of a stone farmhouse built on a linear plan probably in the early 18th century … significance therefore now essentially resides in the appearance of the building’s front elevation … the farmhouse also shares group value with the pig sties owing to their historic relationship and proximity” (6.2).
The submitted Heritage Statement map regression identifies that a small outbuilding occupied part of the proposed site of the double garage/home office. This may be an earlier pig sty (only outbuilding shown on 1840s OS; described in the Heritage Statement from photographic evidence as ‘somewhat overgrown’ by the late C19 and demolished and replaced by 1893) which was replaced by the larger pig sty with poultry loft in the late C19. 


	Proposed Development for which consent is sought:

Following the conversion of attached modern garaging in the linear range, planning permission is now sought for a two storey building in the garden immediately to the south-east of the farmhouse front elevation. This encompasses a double-garage, store, WC, Hall and stairs/cupboard at ground floor and office with kitchen at first floor. The building has three 2-light domestic-style windows and six rooflights. The proposed building is of similar size to the original farmhouse before C20 conversion and extension.
A tree plan has been submitted (trees within influencing distance) but not the expected accompanying assessment of the impact of proposed development. 



	Impact upon the setting of Wilkinsons Farm and pig sty/poultry loft listed buildings:

The proposal is harmful to the setting of both listed buildings in the group because it is unsympathetic to the distinct historic development of the farmstead which follows the vernacular and has largely been characterised by additions to the linear range (note the two-storey barn in the Heritage Statement photograph from the early C20; note also that modern development has respected this form of development).

The proposal is harmful to the setting of the farmhouse/house because of its undue prominence and dominance in respect to views of the main façade (the mullioned windows are prestigious and identify the intentional hierarchy of elevations and buildings. Note also the siting of the pig sties/poultry house to the rear in this respect) .The impact will be compounded by loss of the roadside tree screen.  
Mindful of NPPG (“In general terms, substantial harm is a high test, so it may not arise in many cases”), the harm (with no impact to historic fabric) to the setting of the listed buildings is ‘less than substantial’. 

NPPF paragraph 196 requires consideration to any public benefits from proposed harmful works. The submission identifies a home office and the provision of off-street parking but these proposals are not suggested to offer any public benefit. Employment during construction does not outweigh the harm to the setting of the designated heritage assets.


	Impact Upon Residential Amenity:

The proposal has an acceptable impact on the amenity of neighbouring residents.

	

	Landscape/Ecology:

RVBC Countryside comments suggest that roadside (and screening) trees have some intrinsic amenity value and will be lost as a result of development. 

	

	Observations/Consideration of Matters Raised/Conclusion:

Therefore, in giving considerable importance and weight to the duty at section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and in consideration to NPPF (2018) and Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy it is recommended that planning permission be refused.



	RECOMMENDATION:
	That planning consent be refused for the following reason:

	01
	The proposal is harmful to the setting of Wilkinsons Farm and the listed pig sties/poultry loft because of its incongruous and unduly dominant siting forward of the main facade of the historic farmhouse and detached from the historic linear farmstead. This is contrary to Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy.

	
	


