	[bookmark: _GoBack]Report to be read in conjunction with the Decision Notice.

	Signed:

	Officer:
	
	Date:
	
	Manager:
	
	Date:
	

	Site Notice displayed
	
	Photos uploaded
	
	

	

	Application Ref:
	3/2021/0412
	[image: ]
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	AD
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	Refusal

	

	Development Description:
	Conversion and extension of existing outbuildings to create additional residential floorspace.

	Site Address/Location:
	Black House Farm Hole House Lane Slaidburn BB7 4TS

	

	CONSULTATIONS: 
	Parish/Town Council

	No comment.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection subject to conditions in principle regarding the public right of way.

LCC Archaeology:
The site was is recorded as 'Blakhous' in a document of 1538. Potential to encounter below-ground remains of the earlier structure (or structures) on the site, and deposits that might date to the early-mid 16th century. Condition suggested - a formal archaeological watching brief.

RVBC Countryside:
No comments received.


	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990. ‘Preservation’ in the duties at section 16 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:
No pre-application advise has been sought in respect to the revised proposals.

3/2020/0328 - Conversion and extension of outbuildings to enlarge existing house. Construction of annexe. Construction of home office and plant room mower store. PP refused 20/7/20. No Pre-application advice sought.

3/2014/0615 – Proposed farm access track between Dale head Church and Black House Farm. Agricultural Determination - no permission required 8 August 20214.

3/1998/0784 – Demolish fire damaged structure with a timber framed livestock building. PP granted 8 February 1999.

3/1998/023N - Erection of an open fronted timber framed storage building.  Agricultural Determination – approved 2 November 1998.



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
‘Black House Farmhouse’ is a Grade II listed house of the early-to-mid C19th in an isolated location within the Forest of Bowland AONB. However, it is prominent in views as a nodal point in the public rights of way network. 

The list description identifies the projecting furrowed quoins and typical Georgian neo-classical features of double-pile plan and windows sashed with glazing bars. The south elevation is confirmed to be the main façade.

The submitted Heritage Statement with 3/2020/0328 identifies:

the house to be a complete replacement of an earlier house which is shown on the 1847 OS map;

little change to farmstead building layout – a shed was added between 1893 to 1907 (predecessor of existing concrete block garage?);

“very close to the west of the house is a small group of single storey, stone-built domestic and agricultural outbuildings, perhaps including wash-house and dairy originally, which are contemporaneous with, or post-date the house”;

“farmhouse’s external appearance and plan-form display many aspects very typical of the centrally-planned, double pile farmhouses … square plan and nearly symmetrical frontage are characteristic of such houses. The front openings are large and essentially classical in proportion … but there is relatively little ornamentation otherwise”;

“Outbuildings … the north room may have been a dairy and the south room appears to have been a wash-house … to the west of the domestic range, and may have been a pigsty”;

“range of domestic buildings … contributes to the farmstead, as a mainly nineteenth century, traditionally-built group … similarly, the likely pigsty beyond it is traditionally-built and of a similar date”;

The Heritage Statement submitted with the current application suggests the farmstead has a linear layout and is a ‘laithe house’. However, this opinion does not account for: the compact, symmetric and detached form of the farmhouse, the detached outbuildings running at right angles to the farmhouse and the main barn being detached and located in a lower level farmyard to the south.
The Heritage Statement confirms “outbuildings … as part of the farmstead, they form an integral part of the understanding of the whole group and impact on the Listed Building and the setting of the Listed Building”.


	Proposed Development for which consent is sought:
It is proposed to amalgamate and extend the domestic and agricultural outbuildings to the west/south-west of the house front façade by the use of glazed links, the creation of new openings in the historic fabric and altered openings (door formed from window in washhouse/dairy). A lean-to to the washhouse/dairy range is to be rebuilt (wall into adjoining part of washhouse/dairy also to be removed; built in different form and detail). A modern store is also to be rebuilt. A modern porch to the west elevation of the house is to be removed.

The submitted Heritage Statement concludes that “elements of the proposed scheme will result in ‘less than substantial harm’ resulting from the alteration to some minor historic fabric and the insertion of new largely glazed extensions”; “Less than substantial harm is caused by new openings”; “Less than substantial harm is caused by the additional of a glazed link attached to the Western gable of the farmhouse”; “Less than substantial harm is caused by the proposals to the setting of the listed building”.

The submitted Heritage Statement suggests “The proposal to convert the outbuildings to residential use provides a permanent use for these buildings and prevents them from further decay and eventual collapse”. A proposed repair and maintenance schedule is attached to the Heritage Statement (Appendix 2). However, this contains little information on structural condition or the extent (and costs) of repairs necessary.

	Impact upon the special architectural and historic interest and setting of the listed building and the cultural heritage of the Forest of Bowland AONB:

The proposal is harmful to the special architectural and historic interest and setting of the listed building and the cultural heritage (see NPPF 172, The Forest of Bowland AONB Management Plan April 2019 - March 2024 and Policy DMG2) of the Forest of Bowland AONB because of the loss of important historic fabric (new openings; window altered to door; unjustified rebuild to a different form and detail) and the prominence, incongruity and conspicuousness of new build (glazed links) in respect to important architectural features and forms, the spaces between buildings and their harmonic agricultural setting.

The historic front is the south elevation which is raised above the farmyard and main barn – the proposed glazed front to the house-washhouse/dairy link (little set-back from house front) will be particularly conspicuous (especially when garden trees not in leaf) and detract from the neo-classical intentional formality and ‘politeness’ of the farmhouse. The encapsulation of the historic outbuildings results in the loss of views of interesting elevation treatments and important and characterful spaces in addition to the loss of outbuilding character and function as less formal service and agricultural structures distanced from the neo-classical house. 

The farmstead planform does not appear linear/’laithe house’ (main barn at right angles to house and set at lower level in farmyard to south). Therefore, following existing planform does not appear to be a convincing argument for linking the house and outbuildings in a single range. 

‘Making changes to heritage assets’ (Historic England, 2016, paragraph 41) identifies:

“The main issues to consider in proposals for additions to heritage assets … massing, bulk, use of materials … enclosure, relationship with adjacent assets and definition of spaces … and treatment of setting … 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”.

 ‘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”.
 
“Minor outbuildings provide important evidence of how a farmstead evolved over time and should be retained if they contribute to the farmstead group”.

“Minimising the impact on the setting is an important aspect of a successful project. This often requires a light touch and an understanding of what features characterise the setting, including other buildings and spaces in the farmstead and their relationship to the landscape and any surrounding heritage assets. Considering the public views of the farmstead is particularly important in areas of high landscape value” (page 17-18).

NPPF paragraph 193 requires that when considering the impact of a proposed development on the 
significance of a designated heritage asset, great weight should be given to the asset’s conservation (and 
the more important the asset, the greater the weight should be). This is irrespective of whether any 
potential harm amounts to substantial harm, total loss or less than substantial harm to its significance.

NPPF paragraph 194 requires any harm to, or loss of, the significance of a designated heritage asset (from its alteration or destruction, or from development within its setting), should require clear and convincing justification.

Ribble Valley Core Strategy Policy DME4 states that in considering development proposals the council will 
make a presumption in favour of the conservation and enhancement of heritage assets and their settings. 
Alterations or extensions to listed buildings or buildings of local heritage interest, or development 
proposals on sites within their setting which cause harm to the significance of the heritage asset will not 
be supported. 

Ribble Valley Core Strategy Policy DMG1 states that in determining planning applications, all development 
must: Design: 1. be of a high standard of building design which considers the 8 Building in Context 
Principles (from the CABE/English Heritage Building on Context Toolkit. 2. be sympathetic to existing and 
proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and 
building materials. Environment … 3. all development must protect and enhance heritage assets and their 
settings.

The development particularly conflicts with the following Building in Context Principles:

Principle 2 - A successful project will relate to the geography and history of the place and lie of the land
Principle 3 - A successful project will be informed by its own significance so that its character and identity will be appropriate to its use and context.
Principle 4 - A successful project will sit happily in the pattern of existing development and the routes through and around it
Principle 5 - A successful project will respect important views

The National Design Guide (2021) is particularly relevant at C1 and C2:

“Well-designed new development is integrated into its wider surroundings, physically, socially and visually. It is carefully sited and designed, and is demonstrably based on an understanding of the existing situation, including: the landscape character and how places or developments sit within the landscape … patterns of built form, including local precedents for routes and spaces and the built form around them, to inform the layout, grain, form and scale … the architecture prevalent in the area, including the local vernacular and other precedents that contribute to local character, to inform the form, scale, appearance, details and materials of new development” (paragraph 43).

“Well-designed places and buildings are influenced positively by the history and heritage of the site, its surroundings and the wider area, including cultural influences” (paragraph 48).

NPPG states that “In general terms, substantial harm is a high test, so it may not arise in many cases”. The proposals result in loss of important historic fabric and important spaces around the farmhouse and between outbuildings. Harm is ‘less than substantial’ but approaching substantial. 

NPPF paragraph 196 requires that ‘less than substantial’ harm be weighed against any public benefits of proposals. There is potential for public benefit from repair and maintenance works – however, the necessity for and extent of works to ensure proper preservation of the listed building has not been established. Construction employment is also a public benefit of works. In consideration to the submitted information, the proposed public benefits do not outweigh the harm (see section 16 and 66 of the Act) to the special architectural and historic interest and setting of the listed building.

	Highways/footpaths:
Comments have not been received from LCC Footpaths. Consideration has been given to the comments and suggested conditions of LCC Highways. 

	Protected species:
The submitted Preliminary Bat Roost Assessment Report identifies “No evidence to suggest bats were roosting within the building” and “No bats were observed or recorded using the building for roosting”.

	

	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 and Key Statements EN5 and EN2 and Policies DME4, DMG1 and DMG2 of the Ribble Valley Core Strategy it is recommended that listed building consent be refused.


	RECOMMENDATION:
	That listed building consent be refused for the following reason:

The proposal is harmful to the special architectural and historic interest and setting of the listed building because of the loss of important historic fabric (new openings; window altered to door) and the prominence, incongruity and conspicuousness of new build (including glazed links) in respect to important architectural features and forms, the spaces between buildings and harmonic agricultural setting.
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