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	Date Inspected:
	22/10/20
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	Approval

	

	Development Description:
	Replacement glazing, repair/replacement of window frames, window surround stone repairs and replacement of UPVC rainwater downpipes with cast iron.

	Site Address/Location:
	Yew Tree Farmhouse Preston Road Ribchester PR3 3YD

	

	CONSULTATIONS: 
	Parish/Town Council

	No objection or comment.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Historic amenity societies:
	

	Consulted, no representations received.

	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990. ‘Preservation’ in the duty at section 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
Policy DMG1 – General Considerations
Policy DME4 – Protecting Heritage Assets


	Relevant Planning History:
3/2018/0408 – Removal of existing boundary fence and hedge and extension of curtilage into adjacent agricultural land. New post and rail boundary fence to be erected around extended garden area. PP granted 13/7/18.

3/2011/ 0010 – Proposed erection of a single storey ground floor extension to the rear of the property, to provide a new garden/day room accessed from the existing kitchen. The existing rear kitchen door opening to be retained and none of the existing openings within the property will be altered. 4no. new conservation rooflights included in the application on the NE facing elevation. LBC refused 29/3/11.

3/1988/0643 & 0540 – Two storey extension.  Listed building consent and planning permission granted 12 October 1988.  

1988/0487/B – No information available.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
Yew Tree Farmhouse is a Grade II listed (11 November 1966) 3-unit plan late 17th century house within Buckley Gate hamlet.  The list description refers to it having been altered (the gable porch is 19th century; the rear wall has modern windows; no17th century features visible inside)and comprising “Windows double chamfered with mullions and hoods, the 1st floor hoods being made up with render. To the left of the porch are 2 3-light windows, with one of 3 lights to the right. On the 1st floor are 4 windows of 2 lights”.  The farmhouse is on the line of the Roman road from Ribchester to Lancaster (see LCC comments on 3/2011/0010, 1960’s aerial photo and 1844 OS map).

The property has been subject to considerable and insensitive alterations since listing.  The 1988 two-storey extension is prominent, poorly detailed and not subservient.  Rendering is modern, harsh and apparently unauthorised.  However, the unbroken 17th century rectilinear form and the historic window and door openings of the northeast elevation have been retained.


	Proposed Development for which consent is sought:

It is proposed to undertake repair works to windows and rain water goods including repair/replacement of metal window framing, the replacement of modern float glass (single-glazing retained), paint removal from interior window surround stonework, stone repairs (plastic repair and indents) to stone surrounds and mullions and replacement of uPVC rainwater goods with cast iron. The applicant identifies this work to be essential.


“There are no proposals for excavations as part of this application”.

The agent has confirmed (11/12/20):

(proposal to sand-off by hand the paint to window surround interiors). “Minimising damage to the stone surrounds would of course be the key priority and would be happy to use a combination of methods to reduce damage”. 
 
(traditional lime render?) “At the moment there are no proposals that affect the rende”r. 

(site inspection - historic glass) “Where historic glass survives this would first be recorded, the proposal is to re-glaze with an insulated single glazing system to emulate drawn glass, but offer thermal improvements”. However, this has been revised (plan 3/3/2021) and email (26/7/2021) “the application does not propose the replacement of historic glass”.


	Impact upon the special architectural and historic interest and setting of the listed building:
The proposed works are considered and are necessary to properly preserve the listed building. They have an acceptable impact upon the special architectural and historic interest and setting of the listed building.

(site inspection - historic glass) “Where historic glass survives this would first be recorded, the proposal is to re-glaze with an insulated single glazing system to emulate drawn glass, but offer thermal improvements”. However, this has been revised (plan 3/3/2021) and email (26/7/2021) “the application does not propose the replacement of historic glass”.


	Observations/Consideration of Matters Raised/Conclusion:
In giving considerable importance and weight to the duties at section 16 and 66 of the Planning (Listed
Buildings and Conservation Areas) Act 1990 and in consideration to NPPF and Key Statement EN5 
and Policy 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 subject to condition.
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