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	Officer:
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	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVE

	

	Development Description:
	Removal of the flat ceiling over the lounge and reinstatement of flat ceiling to the underside of the existing trusses.

	Site Address/Location:
	Flat 8 Hodder Court Knowles Brow Hurst Green BB7 9PP

	

	CONSULTATIONS: 
	Parish/Town Council

	No comments received

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	N/A

	

	CONSULTATIONS: 
	Additional Representations.

	

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:
Policy EN5: Heritage Assets
Policy DME4: Protecting Heritage Assets
NPPF – Chapter 16
Planning (Listed Buildings and Conservation Areas) Act 1990: Sections 16. 

	Relevant Planning History:
None relevant


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The application property is a first floor apartment within Hodder Court which is in residential use as apartments and dwellings. The building is a U shape which forms an enclosed courtyard.

The building was formerly associated with Stoneyhurst College and is located at the end of an unadopted private drove off Knowles Brow.

	Proposed Development for which consent is sought:
The application seeks consent to remove a modern ceiling and reinstate a new ceiling at the original height. 

	Principle of Development:
The LPA must accord with their duties at sections 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990 which state:

16. In considering whether to grant listed building consent for any works the local planning authority or the Secretary of State shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.

The NPPF at paragraph 16 sets out expectations with regards to conserving and enhancing the historic environment. Applicants are required to describe the significance of any heritage assets affected, including any contribution made by their setting.

The council should consider any loss of historic fabric to constitute harm, but to make an assessment as to the significance of the asset and apply weight to its conservation accordingly.  

	Impact on the heritage asset. 
The heritage statement submitted assesses the significance of the existing ceiling and the impact on the heritage asset. From the photographs and other evidence submitted it is clearly apparent that the ceiling is not original and none of the original ceiling remains. The ceiling in situ is suspended on struts which are fixed to the roof trusses and bisects the living room windows, this in itself is harmful to the character of the listed building and the removal and reinstatement at the original height would restore the original character in terms of ceiling heights as well as opening up to windows to their full height. 

It may be that the lowered ceiling was installed to provide insulation, and this is of some interest in terms of the evolution of the building to its current use. This insulation can still be achieved at the higher level. 

It is proposed to use the struts (or new struts in the same position) to suspend the new ceiling which will result in minimal intervention that may affect the roof trusses. Plastering will be required to the new ceiling and parts of the wall but there is no objection to this. Given that the original ceiling is lost and the proposal will not result in the loss of any fabric it is considered that the proposal will enhance the listed building. 

The less than substantial harm caused by intervention is outweighed by the enhancements achieved by restoring the building to its original ceiling height and the public benefit of retention in its optimum viable use. 

	Observations/Consideration of Matters Raised/Conclusion:
Having regard to the duties at section 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and all other material considerations it is recommended accordingly.

	RECOMMENDATION:
	To approve Listed Building Consent. 
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