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	AD
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	Refusal

	

	Development Description:
	Reconfiguration and restoration of an existing listed property and work to an existing outbuilding within the curtilage to be used as an annex.

	Site Address/Location:
	Knott Gate Townend Slaidburn

	

	CONSULTATIONS: 
	Parish/Town Council

	Holiday home? Purpose of annex? Parking and farm access issues. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection subject to conditions (construction traffic management plan; parking and turning implementation; annexe to be ancillary and not separate residential accommodation).

LCC Archaeology:
Confusion in the reading of the Listed Building description relating to the first-floor window with re-used chamfered surrounds.

Roof structure not inspected – wise to assume that there could still be some survival of early roof timbers.

Possible that the ground floor section of the surviving addition suggested as a former stable (the existing kitchen/diner) may have formed ancillary accommodation for a servant or farm-worker rather than a stable.

Possible farmhouse was converted at some point to two cottages but also possible that the vertical joints or rebuilding noted reflect the original provision of a window to the ground floor room behind, since removed or blocked.

1894 and 1908 OS suggests outbuilding functioned as a smaller animal house such as a pig-stye or kennels during this period, and was altered later.

Proposal impact:
Outbuilding roof covered with slate or stone slabs?

6.4.3 – LCC Archaeology would see impacts arising from items b, d, f, g, h, I, j, k, l, m, n, p, q, r, s, t, u, v, w, and x (assuming that items c and e are effectively like-for-like repairs or replacements and that impacts on the flue/chimney from change (n) are considered);

Removal of stone slab roofs is more than a minor impact; no assessment of the condition of these roofs supplied.

Details of flue for log-burning stove (and dry log storage) will need to be well-considered.

Modern stud walling removal and its replacement not necessarily harmful. Concerns - the removal of the studwork from the present porch and the associated changes to the stairs will result in the 'reversal' of the house to use the present door under the rear stone stairs as the main door and promoting the 'garden front' to primacy over the 'road front'; the "early core of the property a 17th century stone-built two-cell" (HS summary) is recognised as a major feature of the building  - demolition of an original stone wall – considerable change to the existing plan form and circulation pattern of the building; stability of the first-floor part of the stone wall and the alterations to historic ceiling/floor beams required consequent to the removal of the ground floor portion of the stone wall. 'Major adverse'?

Complete loss of a visible fireplace from the historic core of the building may well be quite significant. This item is not apparently described or illustrated in the HS nor is its significance as an indicator of a historic fireplace location assessed. The impact of the loss of the fireplace on the flues and chimney above there appear to be no other fireplaces serving it also needs consideration.

Steps - 'very poor condition' not supported by evidence of a condition survey. Stairs cantilevered out of the walling - dismantling and reconstruction/ repair not simple task - method statement for the repair or rebuilding (if found to be appropriate) and the detailed design of the proposed new railing and balustrade will need to be agreed.

Garage door replacement with 'French window' - more than a 'negligible' impact - more 'agricultural' and less 'gentry house' design? Loss of the present sliding door (and its associated mechanism) is not particularly serious.

Ancillary building roof - HS - 'One of few flag roofs in the Conservation Area' and 'Has a strong vernacular character'. Likely the earliest roof on site and 'Probably 18C or even 17C'. Impacts - higher end of 'medium' or even 'major'. Retain and repair if possible. No condition survey of
this roof or details of the work proposed - what repair work is required to the roof
covering? Are there surviving historic timbers and do any require repair or replacement?
Is it intended to insert any underfelt or insulation into this roof as part of the conversion
to residential use? 

Ancillary building - complete removal of the 'likely original' wall of 'probably 18C or even 17C' removes much of the evidence for the origin and use of the building, as would the removal of the present internal fixtures and fabric. The totality of what is proposed would seem to retain only the original external walling, with the roof, floors and internal plan all being swept away. Items v and w would have lesser impacts. New use ensures maintenance but the impact of the present proposals is at least higher 'medium' if not cumulatively 'major' adverse. More appropriate use - workshop/garden and log store, servicing the main house and retaining the present divisions.

No mention on the replacement of any floors in either the farmhouse, addition, or outbuilding or of damp-proofing or insulation issues in all the buildings, nor of new heating and other services required in the outbuilding or the upgrading of such services in the main building. Such works could have significant impacts on the buildings, as well as impacts on buried archaeological remains.

Historic Buildings and Places:
Concerns - impact historic form and harm architectural and historic interest.

Substantial internal wall removal - an essential part of the original two cell planform and early to mid-17th century origins. No details of how the upper level would be supported and would likely affect the structural integrity of the cottage. 
Loss of a historic stair - conjecture in HS about its origin and its original location. Further investigation to establish significance.

Replacement of the stone slate roof with blue slate - removal of the stone slate to the lower section would harm the interpretation of the building, and also to the historic townscape as a whole. The stone slate should be repaired for both this and the outbuilding.

Loss of distinctive roofline features - longer side of the roof appears to have a shallow but distinct curve at the lower edge. This feature is found on local vernacular buildings with stone slate roofs prior to the introduction of wooden gutters or where stone gutters were too expensive, as a way of throwing rain water off at an angle to avoid it running or dripping down the walls, the double slates being the ‘rogue’ and ‘jetter’. These distinctive roofline features are now being lost far too often and carelessly. Even though only on an outbuilding, this is an important detail of the roofscape of what makes up the whole of Slaidburn, and should, in fact must, be retained. Again, further investigations are needed to establish significance.

The Georgian Group:
Concerns - potential to cause harm to Knott Gate as a Grade II listed. Recommends applicant withdraws proposal – otherwise refuse LBC.

Proposal to remove the existing stone slate roof from the shippon/cart shed and to replace it in blue slate.

Handrail along the exterior stone steps - if the first-floor loft door is not proposed to be functional then not necessary (harms the character of the cottage).

Outbuilding - original features; historical, architectural, and evidentiary significance – conserve sensitively:

- total removal of the existing internal divisions. Recognise that required to allow the building to become a useable space but recommend that down stands and nibs are preserved to preserve some legibility of the historic planform of the building. Encourage retention of some internal fixtures and fittings such as the feeding rack to help preserve the character and legibility of the
building as an historic animal shed.

- If roof is a surviving original example, advise repair and restore.

Historic England:
Not offering advice. Seek views of RVBC archaeological and conservation advisers.


	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990 - ‘Preservation’ in the duty at section 16, 66 and 72 of the Act means “doing no harm to” (South Lakeland DC v. Secretary of State for the Environment 
[1992]).

Slaidburn Conservation Area Appraisal.

Ribble Valley Core Strategy: 
Key Statement DS1: Development Strategy
Key Statement EN4 - Biodiversity and Geodiversity
Key Statement EN5 – Heritage Assets
Key Statement EN2 – Landscape
Policy DMG1 – General Considerations 
Policy DME4 – Protecting Heritage Assets 
Policy DMG2 - Strategic Considerations
Policy DMH5 - Residential and Curtilage Extensions
Policy DME2 – Landscape and Townscape Protection
Policy DME3 - Site and Species Protection and Conservation

NPPF
NPPG


	Relevant Planning History:
3/2022/0683 - Reconfiguration and restoration of an existing listed property and work to an existing outbuilding within the curtilage to be used as an annex. PA under consideration.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
Knott Gate is a Grade II listed (16/11/1983) house, ‘probably late C17th, altered’ (list description) prominently sited within Slaidburn Conservation Area and the setting of other listed buildings (including ‘Ivy Cottage’ and ‘Rock House and Barn adjoining to West’ – both Grade II). The list description suggests that the front elevation is to the south-east. The building range appears to have been truncated between 1850 and 1909 (OS maps).

The site is within the Forest of Bowland AONB.


	Proposed Development for which consent is sought:
Listed building consent is sought for the reconfiguration and restoration of the listed building and work to an outbuilding to form an annex.

External works include roof cover material replacement, reconstruction of external steps and new handrail, new opening treatments (including garage door). A section of boundary walling (replaced with new gate and gate posts) and farmhouse garden (change of levels proposed) is to be lost to provide parking for the proposed annex. The latter is shown to be ‘ancillary accommodation’ but with a ‘privatised’ garden adjoining – no further details submitted.

The proposals also include the removal of interior historic walling and changes to planform to both farmhouse range and outbuilding. This includes the main dividing wall and stairs in the 2-unit plan.

Discussion with the agent has led to the submission of a structural report (12/9/2022) and scheme revisions (12/8/2022; 6/9/2022; 7/9/2022).

	Impact upon the special architectural and historic interest of the listed building, the setting of listed buildings and the character and appearance of Slaidburn Conservation Area:

Consideration has been made to the submitted Heritage Statement and the significance summaries of consultees.

The list description identifies:

“Slobbered rubble with slate roof. 2-unit plan with a former farm building to the north-east now incorporated into the house. 2 storeys. House of 2 bays. The left-hand ground-floor window has a rebate and an inner hollow chamfer, was formerly of 4 lights and now has 2 mullions remaining. The right-hand window has a plain stone surround, central square mullion, and glazing bars. On the 1st floor the left-hand window has a chamfered surround made from fragments of C17th window. The right-hand window is sashed with glazing bars and has a plain stone surround. To the right of the right-hand bay is a flight of external stone steps. The stone platform at their top forms a hood to a ground-floor doorway with long-and-short jambs, having a window to its right with plain stone surround. The 1st floor doorway above has a plain stone surround. The right-hand gable has a window with plain reveals on the ground floor and a former pitching hole with plain stone surround, now a window, on the 1st floor. At the rear are windows with plain stone surrounds”.

The Slaidburn Conservation Area Appraisal identifies:

An Important View from Rock House towards Knott Gate; Rock House Focal Building; nearby Buildings of Townscape Merit  including Nos.11-15 and Nos, 19-21 Town End (Townscape Map);
Remarkable surviving historic appearance with almost complete absence of 20th century alterations 
and accretions (Summary of special interest);
The conservation area is notable for the way in which open fields or paddocks sweep right up to the village’s main streets, bounded only by a roadside stone wall, thereby bringing the countryside into the village. This is particularly noticeable on the south side of Town End (The character of spaces within the area);
The village has remained unspoilt by modern development, partly because it has been owned by a single family for almost 200 years. The village is popular with visitors and a particular focus for ramblers (Activities/uses).
The character of the village is that of a post medieval settlement, with some 17th century houses, and a number dating to the 18th century. Most of the houses date to the early 19th century. The oldest surviving buildings, built in vernacular style, are the larger farmhouses such as Knott Farm.  Rock House is an early 19th century, double pile house of classical design and construction. The (almost) exclusive use of stone, slate and timber, traditional building materials of the 19th century and earlier, brings a remarkable cohesion to the architectural character of the conservation area and a unified historic appearance.  The architectural unity of the area is further enhanced by the almost complete absence of 20th century development. It is one of the main characteristics of the village and one that adds to the area’s special historic character (Architectural and historic character).
The village is entirely stone built. In addition to stone walling and roofing ... There are a few surviving roofs covered with stone flags e.g. Brennand’s School, Knott Gate (Building methods, materials and local details).
The current main threat to the character and appearance of the conservation area is traffic and the pressure of tourism (Threats).

The case officer informed the agent of initial concerns on 11 August 2022 and has forwarded consultee comments on their receipt. The agent responded 22 August 2022 and confirms retention of the stone slate section of the roof (repairs only) and a proposed plain framed opening to the first floor east gable. The heritage consultant also confirms (19 August 2022) that “the stone slate should be repaired for both this and the outbuilding” and “appreciate HBP pointing this out” (shallow but distinct curve at the lower edge of roof covering). Revised plans received 6/9/2022 show a reduction to wall fabric removed from the main dividing wall in the 2-unit plan, the entrance vestibule and the outbuilding and a proposed new construction to retain a memory of fireplace location. Correspondence received 7/9/2022 identifies that proposals for the external steps will be informed by the structural report. The structural report (12/9/2022) concludes:

 The cracking and movement is of a historic, long standing nature and simple precast concrete lintel
crack stitching, re-seating of beams and purlins will stabilise the structure, restraint of the walls
tying the floors to walls and localised rebuilds will ensure standard refurbishment works can be
undertaken as outlined on the architect’s drawings. Typical repair details submitted.

However, the following elements remain of concern:

Removal of walling from the main dividing wall in the 2-unit plan and implications for the first flooring and ceiling;
Removal of the stairs in the 2-unit plan. Whilst there is evidence to suggest that the fabric is not original, this may be the location of the original stairs (see appeal 2/2012/0478 – 20 Church Street Ribchester);
Proposed planning for heating and services to outbuilding;
Implications to fabric of installation of “a transitional style dpm and slab”;
The removal of much of the studwork from the present porch and the associated changes to the stairs will result in the 'reversal' of the house to use the present door under the rear stone stairs as the main door and promoting the 'garden front' to primacy over the 'road front';
Impact to fabric of new stairs;
A horizontally emphasised triple-light to garage door opening drawing unnecessary focus to this element of the façade.
Loss of traditional boundary walling, replacement timber gate, garden re-modelling and new post and rail fencing (“For new development in Slaidburn, it is important that local materials and detailing are used and new boundaries following the historic precedent of stone will help development to fit in to its context. Modern alternatives, such as … post-and-rail type fencing are not acceptable. Simple, close-boarded fencing, with timber posts, may be an alternative to stone in certain locations away from the public viewpoint” Slaidburn Conservation Area Management Guidance page 9).
The log-burning flue-pipe is conspicuous and incongruous - distinctly different form to existing and traditional stone chimneys, sits below the ridge and breaks-up the extensive and unobstructed form of this element of building range roof.  

Whilst not leading to the recommendation of refusal, it is hoped that further consideration could be made/information sought in respect to the extent of removal of outbuilding interior walls (this interior impact to a curtilage structure is considered in respect to the listed building as a whole), the significance of the existing fireplace and the extent of localised rebuilds.

‘Making changes to heritage assets’ (Historic England, 2016) is relevant at paragraph 15, 41-45, 47-52 and 55.

‘Guidance on alterations to listed buildings’ (IHBC, 2021) is relevant at paragraph 4.1.2, 4.1.5, 4.2.1, 5.1.1, 6.1.5 - 6.1.6, 6.4.1 – 6.4.2, 6.4.4, 7.1.1 – 7.1.4, 7.2.1 – 7.2.5, 7.3.1 – 7.3.4 and 7.4.4.

The proposals are harmful to the special architectural and historic interest of the listed building, the setting of listed buildings and the character and appearance of Slaidburn Conservation Area. This is contrary to Key Statement EN5 and Policy DME4 and DMG1 of the Ribble Valley Core strategy:

There will be a presumption in favour of the conservation and enhancement of the significance of heritage assets and their settings. The historic environment and its heritage assets and their settings will be conserved and enhanced in a manner appropriate to their significance for their heritage value; their important contribution to local character, distinctiveness and sense of place; and to wider social, cultural and environmental benefits (EN5).

In considering development proposals the Council will make a presumption in favour of the conservation and enhancement of heritage assets and their settings.

Proposals within, or affecting views into and out of, or affecting the setting of a conservation area will be required to conserve and where appropriate enhance its character and appearance and those elements which contribute towards its significance. This should include considerations as to whether it conserves and enhances the special architectural and historic character of the area as set out in the relevant conservation area appraisal.

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. Any proposals involving the demolition or loss of important historic fabric from listed buildings will be refused unless it can be demonstrated that exceptional circumstances exist (DME4).

All development must 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 … 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 … protect and enhance heritage assets and their settings (DMG1).

NPPG states that “substantial harm is a high test, so it may not arise in many cases”. This harm to the special architectural and historic interest of the listed building, the setting of listed buildings and the character and appearance of Slaidburn Conservation Area appears to be ‘less than substantial harm’ (but approaching substantial harm because of the removal of a section of the main dividing wall at the core of significance).

NPPF paragraph 202 requires that ‘less than substantial’ harm be weighed against any public benefits of proposals (NPPF 200 also requires clear and convincing justification for any harm). The re-occupation (lived in up to c. 2 years ago) and proper preservation of the listed building is welcomed. However, the submitted information does not provide clarity in respect to the necessity for harmful works in ensuring re-occupation. Public benefits, including contractor employment, do not outweigh the harm to the special architectural and historic interest of the listed building, the setting of listed buildings and the character and appearance of Slaidburn Conservation Area.

Land use issues:

The extent of residential curtilage is not clear from the description of the outbuilding and its use at 4.2.21 of the Heritage Statement and the late C19/early C20 mapping (outbuilding door facing farmhouse range but building enclosed within its own paddock). The Core Strategy Proposals Map draws the settlement boundary (Key Statement DS1) between the farmhouse range and the outbuilding. Key Statement DS1 identifies Slaidburn to be a Tier 2 settlement (which are the less sustainable of the 32 defined settlements where development will need to meet proven local needs or deliver regeneration benefits).

The submitted information does not identify the purpose or use of the proposed annex. However, the proposal includes significant re-modelling of the site to provide access and parking. The proposed site plan also shows ‘Ancillary Accomodation Garden: Privatised’ adjoining the ‘Farmhouse Garden’.

The extension of residential curtilage would be contrary to Policy DMH5 and DS1 of the Ribble Valley Core Strategy because the outbuilding is outside the settlement boundary which already forms a projection into agricultural land (from the built development along Town End) to include the farmhouse range. The proposed fully glazed north-east elevation opening and post and rail fencing outside the settlement boundary is of visual harm to the character of the AONB landscape. 

In respect to the exceptions in DMH5, the annex site is contained to some degree by walling, trees and hedgerow. However, road/trackside boundary walling dog-legs away from the road/track to the south-west of the farmhouse. This appears to explain the existing north-west to south-east settlement boundary (appropriate curtailment to the further projection of built development into the open agricultural landscape?). 

Proposals for the extension of curtilage will be approved if: 

1. the site is within a settlement, or, 

2. the site is on the edge of a settlement providing:
 
 the new curtilage boundary follows an easily identifiable feature such as a road, stream or hedgerow, or brings the boundary into line with existing adjacent properties. 

 the extension will not cause visual harm to the landscape. 

 the extension improves the visual quality of the site … proposals to extend a curtilage in other circumstances will not be approved other than where it will support the health of the local economy or for highway safety reasons (DMH5).

The explanatory text identifies that the extension of curtilages can have a significant impact upon visual amenity and patterns of landuse.

Impact upon the character of the Forest of Bowland AONB:

NPPF 176 identifies that the conservation and enhancement of cultural heritage is an important consideration in AONBs.

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”.

Therefore, the harm identified above to designated heritage assets and their settings is also contrary to Key Statement EN2 and Policies DMG1 and DMG2 which seek the retention of landscape character through consideration to the AONB’s local distinctiveness and building style, features, design, use of material, landscaping and siting.
Key Statement EN2 requires: “The landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced. Any development will need to contribute to the conservation of the natural beauty of the area … As a principle the Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, features and building materials”.
Policy DMG2 requires: “in protecting the designated area of outstanding natural beauty … 
development will be required to be in keeping with the character of the landscape and acknowledge the special qualities of the AONB by virtue of its size, design, use of material, landscaping and siting. The AONB Management Plan should be considered and will be used by the council in determining planning applications”.


	Residential Amenity:
The submitted information does not clarify the relationship between the farmhouse and the annex (the proposed fully glazed opening to the annex north-east elevation will face the farmhouse; landscaping shown).  

	Highways:
The comments of LCC Highways suggest an acceptable impact subject to conditions.

	Ecology:
The submitted bat survey identifies that a Protected Species Mitigation License for bats will be required prior to works being carried out. The mitigation strategy should be followed in order to ensure the welfare of the local bat population is maintained during and following the works.


	Observations/Consideration of Matters Raised/Conclusion:
Therefore, in giving considerable importance and weight to the duties at section 16, 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and in consideration to NPPF and Key Statement EN2 and EN5 and Policies DME4, DMG1, DMG2 and DMH5 of the Ribble Valley Core Strategy it is recommended that planning permission be refused. 


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

The proposal has a harmful impact on the special architectural and historic interest and setting of the listed building because of the loss and alteration of important historic fabric and plan form including the main ground floor dividing wall and stairs of the 2-unit plan and the incongruous and conspicuous form, materials and location of garage door treatment, flue pipe and boundary treatments. 
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