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	Date Inspected:
	27/09/18, 02/11/18, 15/03/19,  01/04/19, 20/09/19 & 24/09/19
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Demolition of existing single storey conservatory and erection of proposed single storey extension to side.  Demolition of existing garage and erection of proposed double garage.  Conversion of existing outbuildings with construction of new external walls where shown.  New roof structure over outbuildings with slate roof covering.  Erection of proposed entrance extension to the west elevation of the outbuildings.

	Site Address/Location:
	Wiswell Eaves House Pendleton Road Wiswell BB7 9BZ

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No highway concerns.

	Historic amenity societies:
	

	Consulted, no representations received.

	CONSULTATIONS: 

None received.
	Additional Representations.

	

	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

Key Statement EN2 – Landscape

Policy DME4 –  Protecting Heritage Assets

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DME2 - Landscape and Townscape Protection



	Relevant Planning History:

Pre-application advice provided by Pre-Application Officer November 2018 (outbuildings) and January 2019 (modern front/side extension replacement).

“There are no objections to the proposed conversion/alterations of the outbuildings and their relationship with the listed building … concerns that the glazed link would appear as an incongruous feature and further dissect the historic yard area (which has previously been subdivided to facilitate the adjacent barn conversion)” (November 2018). 

“the presence of the existing conservatory provides some flexibility in erecting a replacement where a side extension would not normally be suitable at a property such as this …  concerns in terms of the impact on the heritage asset by way of its scale, prominence and design … advised that alternative design proposals be considered in the spirit of generating ‘no greater harm’ to the character of the building than currently exists through the unsympathetic extension … keeping any new extension to a similar scale (or less) than the conservatory …. consideration be given to moving an addition away from the principal elevation towards the rear of the gable elevation to reduce its impact when read in conjunction with the prominent frontage” (January 2019). The case officer verbally advised that a less harmful development than existing might be achieved by significant set back from the neo-classically influenced Georgian west elevation (even if this results in the encapsulation of the three-light mullioned window and a slight increase in width).
This advice has been reiterated by email correspondence “appreciate that the proposals reflect some of the elements we suggested at our January meeting and I acknowledge that improvements have been made, however the simplicity of the property and its overall form presents difficulties in achieving a scheme which does not present some conflict with the asset … submit an application, albeit in the knowledge that this would be something which you would need to progress through the appeals process” (16 April 2019).
3/2019/0066 - Internal works including removal of partition wall between GF study and WC; removal of existing balustrade and closing up cellar entrance with a new cellar entry hatch to the floor; insertion of full height glazed partition with double leaf glazed doors to the GF lounge; relocation of the GF WC to below the existing GF staircase; stripping out partition and door to FF WC and relocate to adjoining FF bathroom creating larger landing. Resubmission of application 3/2018/0826. LBC granted 20 March 2019.
3/2019/0065 - Internal works including removal of partition wall between GF study and WC; removal of existing balustrade and closing up cellar entrance with a new cellar entry hatch to the floor; insertion of full height glazed partition with double leaf glazed doors to the GF lounge; relocation of the GF WC to below the existing GF staircase; stripping out partition and door to FF WC and relocate to adjoining FF bathroom creating larger landing. Resubmission of application 3/2018/0826.  PP granted 20 March 2019.
Pre-application advice sought – concerns as to any roof lights and loss of further important elements of planform.

3/2018/0824 and 0828 – Application for various internal and external alterations to dwelling including demolition of existing garden room extension and erection of a new single storey extension. PP & LBC refused 6 November 2018 “The proposed works are harmful to the special architectural and historic interest of the listed building, the setting of listed buildings and the cultural heritage of the Forest of Bowland AONB because the proposed extension is conspicuous and incongruous resulting from its scale, complex form (including gables, rooflights and a wrap-around wing) and the incorporation of large expanses of glazing”.
3/1996/0076 – Variation to internal layout, conservatory, extension amendment to vehicular access to improve facility. LBC granted 23 May 1996.

3/1992/0528 – Conversion of barn and stable to dwelling (resubmission). PP granted 13 October 1992.

3/1991/0768 - Conversion of barn to dwelling. PP refused 3 March 1992.

3/1976/1371 – Proposed rear porch. LBC granted 24 February 1977.

3/1976/0446 – Provision of bathroom, alteration of windows on front elevation and additional windows on side elevations. LBC granted 27 May 1976.



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The list description identifies a Grade II listed (13 February 1967) “House, c.1700, altered 1766 … Double- depth plan. 2 storeys with attic, 2 bays”. Wiswell Eaves House is prominently sited on the lower west facing slopes of the Pendle Hill, Forest of Bowland AONB, outlier. Public Footpath FP13 runs from Pendleton Road to Parker Place Farm (Grade II listed) and then south immediately to the east of both listed buildings. The historic farmstead is linear and incorporates a barn (now converted to residential) immediately to the south.

The submitted Heritage Statement identifies:

“a relatively symmetrical composition to its front west facing elevation … typical and in keeping with the architectural trends and fashions of the mid-18th Century … building was altered in 1766 indicating at its earlier origins … Wiswell Eaves House has a double fronted, double pile plan layout consisting of two rooms to the front west side of the property and two rooms to the east side” (2.2).

The Heritage Statement map regression shows very little change to the site from 1848 to 1912. In this period a field boundary is shown to run east-west incorporating the house north gable wall and enclosing a garden/orchard to the west of the house.

“Assessment of significance … Evidential Value … The plan form of Wiswell eaves House also adds evidential value; its double pile plan form layout is typical of this age and type of building and is commonplace throughout many Georgian farmhouses. However past internal alterations have slightly changed the plan form of the building and have subdivided some areas to provide new rooms and uses; however the plan form is still legible and interpretable. The evidential value of Wiswell Eaves House is also derived from physical historic fabric, of which much remains … the principal front elevation of the building, including its date stone” (7.1).

“Assessment of significance … Historical Value … In terms of illustrative historical value, Wiswell Eaves House is illustrative of a typical upland Georgian farmhouse and is a relatively good example” (7.2).

“Assessment of significance … Aesthetic Value … The aesthetic Value of Wiswell Eaves House is derived from a number of aspects. It is a building of vernacular construction and would have been built using local materials and craftsmen. Although a vernacular building, Wiswell Eaves House incorporates a certain amount of ‘’politeness’ such as the attempt at a symmetrical double fronted façade and proportions which is common amongst many Georgian farmhouses. This suggests that some conscious design was incorporated in to the alteration of the building in 1766 … Apart, from the building itself, the local landscape adds to the aesthetic appeal of the building. Its location provides attractive and vast views westwards through the Ribble Valley and across through the Forest of Bowland. Its rural setting and location at the base of Wiswell Moor further enhances its aesthetic value” (7.4). The importance of reciprocal (public) views from the Ribble Valley is noted. 
Wiswell Eaves House is prominent in views (little obstruction) from Parker Place Farm and is within its setting.


	Proposed Development for which consent is sought:

Proposals have been revised following officer feedback.

The case officer advised 20 /09/19:
“The Heritage Statement map regression shows that the farm yard was unchanged 1848 – 1912. The middle section of the north curtilage boundary wall has subsequently been lost and the east section now acts as a plinth to the C20 utilitarian shelters which form a linear range with the two-storey outbuilding shown on the 1848 OS map. Outbuilding proposals considered and commented upon in November 2018 related to a re-facing of the subsidiary shelters in glass and timber panels and a glass link. However, the current proposals show the demolition of most of the farmyard wall, the raising in height of the shelters to that of the historic outbuilding, a more substantial and prominent structure resulting from stone infill and a variety of new window opening styles, a triangular shaped gable extension and the encapsulation of important door (with interesting head and jambs) and pitching hole openings. The existing 9-light hopper window is incorrectly shown on the existing plans”.

Proposals (26/09/19) have subsequently been revised in most respects (loss of historic north farmyard wall still proposed). 

The case officer advised 20 /09/19:

“(Pre-application) comments of January 2019 on the proposed house extension, I note that the current proposals show a wider extension (3.3m existing; 4.5m proposed) than the existing incongruous and prominent extension (3/1996/0076) with little set back from the Georgian front elevation. The treatment of the west elevation (central glazed double-door with stepped access and between windows) competes with the historic front porch. At the north elevation, the gable roof has a noticeably different pitch to that of the house, the extension very closely abuts the 3-light mullioned historic window (incorrectly shown on the existing plans as a square shaped, 2-light window with modern casements) and the recent first floor window, and window designs at the east and north elevation contrast markedly in shape with those on the historic build”.  

Extension proposals (26/09/19) are little changed from that commented upon on 20 September 2019 (no change to dimensions). 

	Impact upon the special architectural or historic interest of the listed building, its features and setting, the setting of other listed buildings and the cultural heritage of the Forest of Bowland AONB:

The existing 1996 extension is unsympathetic and does not form part of the special architectural and historic interest of the listed building. Mindful of existing (permitted) harm, the proposed extension is conspicuous, incongruous and of further harm to the special architectural and historic interest of the listed building (particularly the symmetric neo-classical west front, the distinct and intrinsically important square plan and features of the north elevation), the setting of Parkers Place and the cultural heritage of the Forest of Bowland AONB because of its scale and location (3.3m existing width; 4.5m proposed; little set-back from front elevation) and visually intrusive form (including elevated, glazed and double-door west entrance which competes with the historic porch; a shallower roof pitch; juxtaposition of east elevation and roof ridge with three-light mullion and more recent windows; asymmetric triple-light to north elevation).
A substantial set back (see above Pre-application advice) could reduce harm to the west façade. No ‘clear and convincing’ (NPPF 194) explanation for this harm is provided.

The Heritage Statement map regression shows that the north curtilage boundary is a longstanding and characteristic element of the farmstead. Further (and considerable) loss of this historic enclosure is harmful to special interest and setting.
The Guinness (2014) high court judgement is relevant and relates to the refusal of LBC and a dismissed appeal for proposed double-glazing in a listed building already having unsympathetic windows. In N. Cameron’s judgement, where the Planning Inspector considered proposed windows to be of equally poor design to existing, this did not undermine the assessment that proposed windows would be harmful; no perversity or irrationality (paragraph 28).
‘Making Changes to Heritage Assets’ (Historic England, 2016) identifies:

“It would not normally be good practice for new work to dominate the original asset or its setting in either scale, material or as a result of its siting. Assessment of an asset’s significance and its relationship to its setting will usually suggest the forms of extension that might be appropriate” (paragraph 41).

‘Adapting Traditional Farm Buildings’ (Historic England, 2017) identifies:

“Avoid the construction of extensions that compromise the character and setting of the farm building. Instead, consider extensions and new buildings that work with and enhance the historic plan form of the farmstead … A good understanding of the building’s relationship with its surroundings will ensure that the new works conserve and enhance the relationship with the landscape. This understanding can then inform detailed design decisions about spaces, curtilage, access, visual impact and enclosure, as well as details of materials, surfaces, boundary treatment and planting … Retention of as much significant historic fabric as possible is a fundamental part of any good adaptation, together with the use of compatible materials and methods of repair … Minor outbuildings provide important evidence of how a farmstead evolved over time and should be retained if they contribute to the farmstead group  … Considering the public views of the farmstead is particularly important in areas of high landscape value” (page 17-18).
Heritage is an important contributor to the character of the AONB (see the Forest of Bowland AONB Management Plan, April 2014 - March 2019 and NPPF paragraph 172) and the submitted Heritage Statement identifies in respect to Wiswell Eaves House that “Its location provides attractive and vast views westwards through the Ribble Valley and across through the Forest of Bowland. Its rural setting and location at the base of Wiswell Moor further enhances its aesthetic value” (7.4). The incongruity of proposed development is also harmful to the character of the AONB.

NPPG states that “In general terms, substantial harm is a high test, so it may not arise in many cases” – the harm to the special architectural and historic interest of Wiswell Eaves and the setting of Parkers Place is considered to be ‘less than substantial’. No evidence has been submitted to suggest that the continued residential use of Wiswell Eaves House would be in jeopardy if the proposed works were not implemented. The public benefit of construction employment does not outweigh the harm to the designated heritage assets (NPPF paragraph 196).

	

	Landscape/Ecology:



	Impact Upon Residential Amenity:

The proposal does not result in any significant overshadowing, overbearing or overlooking of neighbours.

	

	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 EN2 and Policies DME4, DMG1 and DMG2 of the Ribble Valley Core Strategy, it is recommended that planning permission is refused and as such the proposed works are harmful to the special architectural and historic interest of the listed building, the setting of listed buildings and the cultural heritage of the Forest of Bowland AONB because of loss to important fabric and farmstead planform from the removal of the historic north boundary wall and because the proposed house extension is conspicuous and incongruous resulting from its scale and location (3.3m existing width; 4.5m proposed; little set-back from front elevation) and visually intrusive form (elevated, glazed and double-door west entrance which competes with the historic porch; a shallower roof pitch than the house; juxtaposition of extension east wall and roof ridge with three-light mullion and more recent windows; asymmetric triple-light to north elevation). This is contrary to Key Statement EN5 and EN2 and Policies DME4, DMG1 and DMG2 of the Ribble Valley Core Strategy.This view was expressed by the case officer  but following a site visit which included attendance of the Head of Service and director it was considered that subject to the secured amendments including changes to elevations, more sympathetically designed outbuildings and changes to the courtyard building that the scheme was acceptable given the existence of the current conservatory.


	RECOMMENDATION:
	That listed building consent be granted


