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	Application Ref:
	3/2019/0966 
	[image: ]

	Date Inspected:
	6/11/19 and 17/12/19
	

	Officer:
	AD/JM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Replace wooden front door and side frosted glass panel with upvc double glazed roof of similar design with frosted glass at both sides. The replacement door to be the same colour and finish as the existing double glazed windows.

	Site Address/Location:
	2 Southport Barn Cottages Sawley Road Sawley BB7 4LE

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A
	

	

	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES :

	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]). 

Ribble Valley Core Strategy: 
Key Statement EN5 – Heritage Assets 
Key Statement EN2 – Landscape
Policy DMG1 – General Considerations 
Policy DME4 – Protecting Heritage Assets 
Policy DME2 – Landscape and Townscape Protection

National Planning Policy Framework (NPPF) 
National Planning Policy Guidance (NPPG)


	Relevant Planning History:
No Pre-application advice has been sought (the reference at Q10 application form relates to a discussion on possible planning permission requirements and the case officer’s advocation in an email of 15 October 2019 that Pre-application advice be sought).

3/1982/0230 – Conversion of barn to 4 dwellings at Southport Farm Barn. PP granted 1/7/82. Condition 2 removes PD rights re: extensions, alterations or improvements.

3/1981/0992 – Alterations to existing barn to form one pair of semi-detached dwellings, Southport House Farm. Outline PP granted 2/2/82. Condition 2 removes PD rights re: extensions, alterations or improvements. Report notes “barn has shippon on ground floor with storage above but not used since 1957 according to applicant”.

BO 621 – Erection of granary. PP granted 25 November 1959. Application form identifies existing site to be the farmyard to Southport House.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
Southport Barn is a prominent roadside barn conversion which largely retains (the gable porches and rear conservatory are aberrations) its agricultural character and significance and positively contributes to the character and appearance of Sawley Conservation Area. 

The originally submitted Heritage Statement was brief and does not address the barn’s relationship with the Grade II listed (16 November 1954) Southport Farmhouse (including questions of the extent of listing). There is high inter-visibility between buildings and a plan of a proposed granary extension to the barn in 1959 (BO 621) suggests the buildings together formed ‘Southport House Farm’ and were on the same side of the historic A59.  Southport Barn is, at least, within the setting of the 1720 Farmhouse.

Similarly, the revised (18/12/19) Heritage Statement describes the proposed development rather than the significance of the front and roadside elevation of the barn affected (NPPF 189 requires applicants to describe the significance ‘proportionate to the assets’ importance and … sufficient to understand the potential impact of the proposal on their significance’). 

The Sawley Conservation Area Appraisal (The Conservation Studio consultants; adopted by the Borough Council 3 April 2007 following public consultation) identifies:

(i) “Its listed buildings”; “Its open and dispersed character, with green fields forming an important component of most views”; “location within the Forest of Bowland Area of Outstanding Natural Beauty” (Summary of special interest);
(ii) “Sawley has a typical agglomerated village plan with no clear nucleus. The earliest settlement probably consisted of six or so tenanted farms established after the Abbey’s dissolution. The spaces between these farms remained undeveloped until relatively recently: half of the houses along the main street are modern (1950s or more recent) and of the remainder, half again are recent conversions of farm buildings” (General character and plan form);
(iii) “At the Dissolution the Abbey was granted to Sir Arthur Darcy de Gray (who also owned Fountains). For 250 years, the village took shape around the ruins of the Abbey, and consisted of small tenanted farms (such as Bridge End Farm, Laneside Farm and Southport House) and scattered handloom weavers’ cottages” (Origins and historic development);
(iv) “In the twentieth century there has been much infill along the main street and the Sawley Road, so that half of the houses in the vicinity of the Abbey are of recent construction. Again this fact was noted and regretted in the Sawley Conservation Area Draft Proposal (1971), which said that these modern encroachments were not in keeping with the architectural character of the village, competed with the Abbey for visual dominance, and detracted from the setting of these important medieval remains”; note the photograph of Southport House outbuildings (Spaces and views);
(v) “Two working farms are located within the village: Southport House (a listed building with a date stone of 1720) lies on the southern edge of the conservation area” (Activities/Uses);
(vi) “Most of the historic dwellings in Sawley are farmhouses and converted barns or small cottages, mostly dating from the late 18th and early 19th centuries, built of gritstone rubble (probably sourced from the Abbey ruins) under sandstone roof tiles” (Plan form and building types);
(vii) Sawley’s buildings are for the most part relatively simple and conservative, but are attractive because of the homogeneity of the stone walls and roofs all built from local stone with boundary walls of the same material” (Architectural qualities);
(viii) “The replacement of many of the windows and doors in the conservation area with UPVC or treated timber in a different style from the original, including the very large and blank windows ..”;  “The neglected state of Southport House, which is heavily overgrown with Virginia creeper, hiding its architectural details” (Weaknesses);
(ix) “ … Care should be taken to ensure that window and door designs reflect traditional practice in the village” (Opportunities);
(x) “Continuing loss of original architectural details and use of inappropriate modern materials or details. 

Many of the buildings in the conservation area have been adversely affected by the use of inappropriate modern materials or details. Common faults include: 

- 	the replacement of original timber sash windows with uPVC, aluminium or stained timber windows; 
- 	the loss of original plank and panelled front doors and their replacement with stained hardwood, uPVC or aluminium doors; 
- 	the use of pink pebble dash or grey cement render as a wall covering” (Threats). 

The Planning Inspector (Southport Barn Cottages; 24 March 2016) observed:

“Southport Barn Cottages are situated towards the southern end of the conservation area, and they also lie within the Forest of Bowland Area of Outstanding Natural Beauty (AONB). A short distance to the north, on the opposite side of Sawley Road, is Southport Farmhouse, which is a grade II listed building. Farming has played an important role in the history of Sawley. The conservation area appraisal explains that the earliest settlement probably consisted of about six tenanted farms, and it points out that most of the historic dwellings are farmhouses and converted barns or small cottages. There is modern residential development along Sawley Road, including at The Paddock, immediately to the north of the appeal site. However the traditional buildings, including Southport Barn Cottages, which for the most part are constructed of stone to a relatively simple form and design, are a characteristic feature of the conservation area.

The agricultural origins of Southport Barn Cottages are clearly evident from their front elevation which faces Sawley Road, the main route through the village and the conservation area. In the centre of the building is the opening of the former cart entrance, with the doors to two of the cottages recessed behind it, and at first floor level there are only two windows in this uncomplicated façade. The planning history set out in the Council’s report on the planning application identifies the site as part of Southport Farm. Southport Farmhouse, which is nearby, appears to be in need of renovation, but it is nevertheless a substantial and impressive double-fronted building, which faces the approach into Sawley from the south, and it is identified as a focal building on the townscape appraisal map for the conservation area. The association of the former barn with this listed building increases the significance of its agricultural characteristics

… The former barn and Southport Farmhouse are seen together from Sawley Road”.

	Proposed Development for which consent is sought:
The case officer provided the above significance assessment to the applicants and advised 20/11/19:

“Southport Barn makes an important contribution to the significance of Sawley Conservation Area and the setting of Southport House (Grade II listed) … In my opinion, the proposed remodelling (materials and detailed design) of the barn roadside cart door entrance is overtly domestic and harmful to the character and appearance of Sawley Conservation Area and the setting of Southport House. It is my intension to recommend that the application be refused”.

The case officer met the applicants on 25 November 2019 to discuss concerns including the treatment of neighbouring units in the barn conversion. The case officer advised 26 November 2019:
“considered the planning history for Southport Barn (back to 1991) and have not found obvious reference to the approval of window or door material changes. Application 3/2008/1027 “Proposed enlargements of the rear bedroom window on the first floor” at No.3 was refused but makes reference to existing and proposed wood-effect UPVC windows.

I note the earlier planning history below:

3/1982/0230 – Conversion of barn to 4 dwellings at Southport Farm Barn. Planning Permission granted 1/7/82. Condition 2 removes Permitted Development rights re: extensions, alterations or improvements. The plans are annotated “Structural and external timbers to be treated to BS…”. Letter from RVBC 17/6/82 “information required … the balcony will not be painted in colour which would be out of keeping with the barn itself”. Post-decision note of 12/10/82 “agreed amendments providing timbers in rear windows substantial enough”. 

The applicants submitted a new door design of greater solidity but retaining composite (upvc veneer). The case officer advised on 10 December 2019:

“However, I would reiterate concerns at the proposed use of composite PVC at the front elevation of the historic barn as this will result in a relatively smooth, regular and manufactured appearance to the door in comparison with painted timber (furthermore, this material will not weather like painted timber and its synthetic nature may become more apparent over time).

The Sawley Conservation Area Management Guidance states:

“Doors and doorways … Modern off-the-peg doors are not generally acceptable for use in historic buildings, nor are doors with incongruous design features such as integral fanlights. Unpainted hardwood, stained or varnished softwood, or uPVC doors are rarely suitable”.

“Appearance, materials and detailing … modern materials, such as uPVC or aluminium, are generally unacceptable in a conservation area, particularly where the new building abuts a listed building or faces a principal street. Front doors should also be painted timber, again reflecting local historic styles”.

“Key design principles: All new development should seek to … Reinforce local identity by the use of the traditional materials used in the conservation area”. https://www.ribblevalley.gov.uk/downloads/file/3702/sawley_conservation_area_management_guidance


‘Making changes to heritage assets’ (Historic England, 2016, paragraph 15) identifies:

“Doors and windows are frequently key to the significance of a building. Replacement is therefore generally advisable only where the original is beyond repair, it minimises the loss of historic fabric and matches the original in detail and material”. https://historicengland.org.uk/images-books/publications/making-changes-heritage-assets-advice-note-2/heag023-making-changes-to-heritage-assets/

‘Traditional windows: their care, repair and replacement’ (Historic England 2017, page 6) discusses the appropriateness of PVCu (albeit in respect to windows).
https://historicengland.org.uk/images-books/publications/traditional-windows-care-repair-upgrading/heag039-traditional-windows-revfeb17/

Further to my email of 26 November 2019 and in respect to the use of PVCu  in adjoining properties, I note Government and Historic England advice in respect to the cumulative impact of harmful works:

“When assessing any application which may affect the setting of a heritage asset, local planning authorities may need to consider the implications of cumulative change”
(NPPG ‘Historic Environment’ paragraph 12) https://www.gov.uk/government/collections/planning-practice-guidance

“The cumulative impact of incremental small-scale changes may have as great an effect on the significance of a heritage asset as a larger scale change. Where the significance of a heritage asset has been compromised in the past by unsympathetic development to the asset itself or its setting, consideration still needs to be given to whether additional change will further detract from, or can enhance, the significance of the asset in order to accord with NPPF policies”
[‘Managing Significance in Decision –Taking in the Historic Environment’ (Historic England, 2015)] https://historicengland.org.uk/images-books/publications/gpa2-managing-significance-in-decision-taking/

(NPPF paragraph 193-4 etc)
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/810197/NPPF_Feb_2019_revised.pdf”


The revised ‘Heritage Statement’ identifies a wish for ‘energy efficiency’ and acknowledges the impact of upvc installations (including an approved conservatory from 2003) at neighbouring units within the barn. Glazed side panels are to be double-glazed.


	Impact upon the character and appearance of Sawley Conservation Area, the setting of Southport House and the cultural heritage of the Forest of Bowland AONB:

The proposed front door to the most prominent elevation of this prominent historic barn (a conversion and therefore subject to compromise of its significance to retain use) is harmful to the setting of Southport House and the character and appearance of Sawley Conservation Area. The door will have an incongruous smooth, regular and manufactured appearance in comparison with painted timber (furthermore, this material will not weather like painted timber and its synthetic nature may become more apparent over time).

It has not yet been established whether the barn is part of the listed building [section 1 (5) of the Act]. In any case, the front elevation of Southport Barn makes an important contribution to the setting of Southport House (Grade II listed; see comments of Planning Inspector) and Sawley Conservation Area (which retains significance despite the infill development of the 1950s and the more recent Weaknesses and Threats identified in the Sawley Conservation Area Appraisal).

The applicants have been informed of the recent appeal decisions at Riverside Barn and Bridge End Farm, Sawley (replacement of wood windows with sash upvc; 12 September 2016; non-listed buildings). The Inspector identified:

“The SCAA identifies Riverside Barn, a 19th Century barn, and Bridge End Farm, a 19th Century farmhouse, as buildings of townscape merit and comments that the survival of original materials and details, and the basic, historic form of the buildings, is important, as is the contribution they make to the built environment.

… there are a significant number of buildings of more modern appearance which have PVCu framed windows. Furthermore, the SCAA indicates that the ‘incremental loss of original building materials and detailing has been noted on many of the historic buildings within the SCA, particularly the replacement of timber sash windows with PVCu alternatives…these minor alterations can cumulatively have an adverse effect on the SCA’

… Whilst I understand that the proposed frames would have a ‘wood grain texture look’, in my experience, the PVCu frames would still be likely to have a relatively smooth and regular appearance in comparison with painted timber framed windows

… replacement of the windows in those 2 elevations would not have a material impact on the appearance of the Conservation Area as appreciated from public vantage points. Nonetheless, those proposed changes would diminish the historic character of the building and thereby its contribution to the character of the Conservation Area”.

Policy DMG1 refers to the 8 Building in Context Principles (from the CABE/Historic England Building in Context Toolkit) for a successful development. Principle 7 ‘use materials and building methods which are as high quality as those used in existing buildings’ is most relevant.
‘Adapting traditional farm buildings’ (Historic England, 2017) identifies:

“Windows and doors
Surviving historic window frames and doors should be repaired rather than renewed. Farm building doors are usually solidly constructed from external vertical planks applied to a stout wooden frame with iron strap hinges. Often doors are hung from pintle hinges set in stone blocks. Some doors, such as those for buildings housing cattle were slatted for ventilation. 

New doors and windows will inevitably be required for habitable accommodation but standard ‘off the peg’ joinery will never look substantial enough for buildings characterised by large robust frame sections. New hardwood joinery that matches the timber species used in the original building will help blend new and existing work”.

The planning history suggests that contraventions of the barn conversion restriction of permitted development rights should be brought to the attention of the RVBC Enforcement Team before any more of the character (including the treatment of the cart door) recently identified by the Planning Inspector is lost “The agricultural origins of Southport Barn Cottages are clearly evident from their front elevation which faces Sawley Road, the main route through the village and the conservation area. In the centre of the building is the opening of the former cart entrance, with the doors to two of the cottages recessed behind it, and at first floor level there are only two windows in this uncomplicated façade”.

The IHBC has agreed to support and sign up to the Heritage Declares (Climate and Ecological Emergency)  initiative which advocates:

“9. Detoxify conservation practice 
by moving to eliminate harmful waste and pollution – for example that caused by single-use plastics, cements and other ecologically unsustainable products – from our sector, and by embracing materials with a minimal environmental impact”.

NPPG states that “In general terms, substantial harm is a high test, so it may not arise in many cases” – the harm to the setting of Southport House and the character and appearance of Sawley Conservation Area is considered to be ‘less than substantial’. NPPF paragraph 196 requires this harm to be weighed against any public benefits of the scheme – the greater solidity of the door is welcomed but the surface material, faux-plank detailing (lacking robustness) and ostensibly domestic door furniture does not provide a convincing barn door facsimile. Similarly, the public benefit of construction employment does not outweigh the harm to the designated heritage assets.

Furthermore, NPPF 185a, 192a, 200, Conservation (for heritage policy) definition in Annex 2 and therefore 193 and section 72 of the Act encourages consideration to the enhancement of special architectural and historic interest.

The Forest of Bowland AONB Management Plan (April 2014 - March 2019) identifies:

“The natural beauty of AONBs is partly due to nature, and is partly the product of many centuries of human modification of ‘natural’ features … 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 … Collectively these historic and cultural elements of the environment serve to enrich the landscape’s scenic quality, meaning and value”. NPPF paragraph 172 ‘important consideration’ has also been considered. Whilst the door has some impact on the character of the AONB this is not considerable.

Whilst noting the observations of the case officer the Head of Service has visited the site and concluded that on the basis of the existence of similar materials on the building and the improvement in the style of the door and that the door is set back from the main highway and recessed from the front elevation it is considered that the improvement in the style of the door outweighs the harm in this instance.


	

	Observations/Consideration of Matters Raised/Conclusion:
Having regard to the duty at section 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 the scheme is considered acceptable.


	RECOMMENDATION:
	Approve
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