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	Development Description:
	Repairs to south-western outshut roof to remove existing roof covering; replace rotten timber trusses with equivalents; re-covering roof with breathable membrane; fitting new softwood battens and re-roofing with set-aside roof slates.

	Site Address/Location:
	Hall Barns Farm Knowles Brow Hurst Green BB7 9PT

	

	CONSULTATIONS: 
	Parish/Town Council

	No objection.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Archaeology:
	

	(30/9/20) Re-roofing is encouraged. Heritage Statement - trusses to the outshut are original to the (probably) 18th century barn, in contrast to the trusses in the main section which appear to be 19th century replacements; briefly described - pegged joints and the lower edges of the tie beams chamfered and stopped. Surviving purlins are also noted as being chamfered on their lower corners.

Problem - description of the proposed works - application "… replace rotten timber trusses with equivalents …", whereas the schedule of works from Carter Jonas (June 2020) only mentions fitting new common rafters and battens. Neither of these mention replacement purlins, although the photographs in the Heritage Statement shows that they are missing in at least a portion of the outshut and that at least one truss appears to have been removed (an empty corbel appears in Plate 29). It may of course be that the purlins and the truss have merely been taken down and stored, along with the slates. It may also be necessary for the wall plate to be repaired or replaced. The full scope of the work needs to be established and set out clearly in one document for formal approval. 

No objection to the replacement of such wooden items as are strictly necessary, although as much of the originals should be retained as is practicable and an appropriate condition assessment justifying the work also needs to be supplied.

Recommend that a formal photographic record of the outshut roof, including any removed trusses and purlins as are still on site, is made prior to the repair works commencing (Condition suggested).

(8/1/21 and following consultation on new information received) No further comments to letter dated 30th September 2020.

Historic England:
Do not wish to offer any comments. Suggest seeking views of the RVBC specialist conservation adviser.

The Gardens Trust:
Do not wish to comment. This does not signify approval/disapproval.

Historic amenity societies and Lancashire Gardens Trust:
Consulted, no representations received.

LCC Footpaths:
Consulted, no representations received.

RVBC Countryside:
Conditions recommended in respect to protected species (bats) and species of conservation concern (birds).


	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990. ‘Preservation’ in the duties at section 16 and 66 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 

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

	Relevant Planning History:

13/8/20 – agent submitted bat survey etc. in respect to invalid application.

30/6/20 – the agent advised “will ask our contractor to proceed with the remove the rotten and unsafe trusses and rafters”.

30/6/20 – Case officer responded “This would appear to be in line with section 9 (3) (d) of the Act”.

29/6/20 – Case officer advised by agent “have received the attached letter from Building Control asking us to take immediate action to remove the rotten and unsafe trusses and rafters … plan to remove the rotten and unsafe trusses and rafters by the 22 June 2020 as per the notice received. We trust that you consider that this is in line with section 9 (3) (d) of the Act”.

24/6/20 – Case officer advised “I have considered the submitted information with application 3/2020/0308 (not valid) and at this stage can only comment on section 9 (3) (d) of the Act - in this respect, I acknowledge receipt of your email of 23 June 2020. It was my previous understanding that cows were not using the outshut – please confirm which areas of the building to be repaired are in current use (and whether any temporary arrangements can be put in place until LBC application decision)”. The case officer also advised RVBC Building Control advised of agents concerns and recent planning discussions.

The application does not contain a structural appraisal of works. In order to respond further to your section 9 enquiry please submit a relevant professional opinion in respect to the urgency of works.

For information, I will be requesting details (including drawings) of the historic trusses and beams and their replacement”.

22/6/20 – Case officer advised “3/2020/0308 (not valid) and likely application information requirements. I attach a link to recent Lancashire County Council Archaeology comments in this regard … Please advise if building condition deteriorates and it is considered necessary to undertake repairs/make safe the building before LBC has been obtained (see section 9 of the Act)”.

3/2019/1107 - Request for confirmation that proposed removal of the existing slate roof and rafters to the lean-to, replacement with new treated rafters and breathable membrane and re-laying the stone slate roof with any second-hand stone slates required to match existing, refixing and pointing leadwork to wall joint will not require a formal application for Listed Building Consent. Refused 23/12/19.

Site meeting with agent December 2019.

16/9/19 – Case officer advised agent “implemented and proposed works will require listed building consent … Certificate of Lawfulness of Proposed Works to a Listed Building will provide a definite response … suggest early discussion of the proposals with my Countryside colleagues (bat survey requirements), Building Control colleagues and Lancashire County Council Archaeology (building record)”.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The ‘Barn at south-west side of farmyard’ is a Grade II listed building. It is conjoined with the Grade II* listed ‘Barn on north-west side of farmyard’. The estate farmstead (a working dairy farm) lies immediately to the south-east of the Stonyhurst Historic Park and Garden and is therefore within its setting and the setting of a number of highly graded listed buildings.

The barn is at a nodal point of the public rights of way network (FP46, FP63 and FP74). The site is within the Forest of Bowland AONB.

The list description identifies:

“Barn, possibly early C19th. Squared sandstone with stone slate roof. Single-storey outshuts to both long walls and openings with plain reveals, all symmetrically treated … Inside, the trusses are said to be softwood”.

The submitted Heritage Statement identifies:

“Cartographic sources indicate that there was a barn in this location from the early 18th century, added to the existing agricultural barn of 16th-century date. The fabric is consistent with an early 18th-century date, and it seems that the barn was originally constructed with two outshuts. There is evidence for the main body of the barn having been reroofed, and stonework replaced in the late 18th or 19th century” (Summary).

“A section of the covering which has been removed towards the north end has exposed a section of the wall plate. The section exposed includes a simple scarf joint in the plate which has been secured with pegs” (page 16).

“5.2.2 Outshuts - The interiors of the outshuts are generally difficult to view due to their current uses, but the northern half of the southwest outshut is typical (Plate 29). Of particular note is the arrangement of trusses. These are of simple form with a tie beam resting on the wall plate of the outer wall and their inner ends resting on stone corbels. The lower edges of the tie beams have been chamfered and stopped. The upper parts of the trusses consist of principal rafters supported by raking struts; the outer ends of the principals have mortice joints into the ties secured with pegs which the inner ends are let into sockets in the wall. Two purlins have been provided which have been chamfered on their lower corners. The construction of the outshut roofs (other than one section in the southern end of the outshut on the southwest side) contrasts markedly with the replaced roof of the man body of the barn and would be consistent with a date in the first half of the 18th century” (page 19).

“The Listing description for the building suggests an early 19th-century date for this structure, but the historic maps indicate that the structure may be of early 18th-century origin. 

The physical evidence of the fabric suggests a building of the first half of the 18th century, which was subsequently extensively repaired in the late 18th or early 19th century when the roof on the main body of the barn and some stonework was replaced. The southern end of the outshut on the southwest side was probably rebuilt around the same time. Later alterations primarily consist of the insertion of additional openings and the blocking of several openings between the outshuts and the main body of the barn”(page 19).


	Proposed Development for which consent is sought:

LBC is sought for repair works to the barn outshut following partial collapse and making-safe of the roof. Works to the outshut section retaining a roof (to avert a danger) have already been granted permission under section 7 of the Planning (Listed Buildings and Conservation Areas) Act 1990 by virtue of the section 77 of the Dangerous and Dilapidated Buildings and Structures: Building Act 1984 notice served by RVBC Building Control on 25/6/20. This application decision relates to the unroofed section subject of unauthorised works c. Summer 2019.

The submitted Heritage Statement identifies:

“The proposed works would involve the removal of the existing roof covering of the southwestern outshut of the barn, replacement of rotten timber trusses with equivalents, re-covering the roof with a breathable membrane, fitting new softwood battens and re-roofing with the set-aside roof slates” (Summary).

“replacement of rotten timber trusses with equivalents” (1.3).

“There would be some direct impact on the fabric of the building, largely restricted to removal of timbers and addition of a new membrane. However, this would be limited to those timbers that are rotten, and as such their removal is necessary to ensure the continued safe use and good condition of the building. The legibility of the structure would not be affected” (7.1).

On 14/10/20 the agent confirmed:

“Below is a list of works that will be undertaken to the collapsed area of the lean to roof:

Stripping of grey slate and existing rafters (the grey slate roof have already been stripped to ensure that these were retained)
Replace the removed timber roof trusses as well as purlins
Fitting new 100 x 50 treated rafters
Laying of breathable membrane, batten with 25 x 50 treated battens stainless steel nailed
Re-laying of usable existing slates and second-hand grey slates, stainless steel nailed. Where additional slates are required these will be sourced from across the Estate.
All leadwork to wall joint to be made good and re-fixed and pointed”.

On 15/12/20 a condition survey (requested following LCC Archaeology comments) was received. However, this does not discuss the potential for surviving fabric from the collapsed section of roof to be repaired.

On 20/1/21 the agent stated:

“I can confirm 

1. that it is intended to consider the repair of the collapsed roof section fabric (trusses, purlins, wall plates etc.) before consideration to replacement of these roof structure elements and 
1. (ii) that any replacement will be undertaken on a like-for-like basis unless structural reasons dictate otherwise (submitted drawings J0035650[00]02 under the general title of ‘Proposed Plan and Elevations’ are individually annotated as ‘Existing’; a cross-section drawing J0035650[00]03 is not identified as being existing or proposed)”.




	Impact upon the special architectural and historic interest of the listed building, the setting of listed buildings, the setting of the Historic Park and Garden and the cultural heritage of the Forest of Bowland AONB:

Works to the outshut section retaining a roof (to avert a danger) have already been granted permission under section 7 of the Planning (Listed Buildings and Conservation Areas) Act 1990 by virtue of the section 77 of the Dangerous and Dilapidated Buildings and Structures: Building Act 1984 notice served by RVBC Building Control on 25/6/20. This application decision relates to the unroofed section subject of unauthorised works c. Summer 2019.

The information submitted is now sufficient (mindful of the continued disrepair of this nationally important building) to understand the works proposed, repair philosophy and the impact of works to the significance of the listed building.  This work is necessary to ensure the proper preservation of the listed building.

Conditions are required in respect to the recording of the building and the extent of repair.


	Bats and species of conservation concern:
Conditions are necessary in respect to protected species (bats) and species of conservation concern (birds).


	Observations/Consideration of Matters Raised/Conclusion:
Therefore, in giving considerable importance and weight to the duty at section 16 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 listed building consent be granted.


	RECOMMENDATION:
	That listed building consent be granted conditionally.
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