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	Development Description:
	Repairs following a chimney fire including emergency roof repairs and reinstatement works after drying.  Including chimney repointing and reflaunching of chimney pots and installation of flue line.  Removal and replacement of full roof pitch to front and rear.  Cleaning of damaged timbers and stone flags.  Isolated plaster removal and replacement to certain areas.  Removal and replacement of 2 plasterboard ceilings.

	Site Address/Location:
	Oxenhurst Farm Back Lane Slaidburn BB7 3EE

		

	CONSULTATIONS: 
	Parish/Town Council

	No response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A
	

	

	CONSULTATIONS: 
	Additional Representations.

	LCC Archaeology:  The proposed works all seem to be cleaning and like for like replacement of relatively minor items (modern roof tiles) no need for a recording unless more significant intervention is required.
 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement EN5 – Heritage Assets

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DME4 – Protecting Heritage Assets

Planning (Listed Buildings and Conservation Areas) Act
National Planning Policy Framework (NPPF)


	Relevant Planning History:

Listed history on the farmhouse itself with the attached barn being granted consent around 1997.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site lies outside of any settlement within open countryside designated as an Area of Outstanding Natural Beauty and is itself a Grade II Listed Building.

The property is a residential dwellinghouse with attached barn which has been converted to residential around 1997.

The property itself is a two storey double pile stone farmhouse dating from late C18.


	Proposed Development for which consent is sought:

Replacement of the modern concrete tile roof and internal and external works to the chimney as well as cleaning damaged timbers and stone flags.  Limited plaster removal and replacement.


	Principle of Development:

The premises is a listed dwellinghouse and therefore any works would need to accord with the relevant local and national policies and legislation listed above.


	Impact upon Listed Building(s) and Setting:

The principle statutory duty under the Planning (Listed Building and Conservation Areas) Act 1990 is to preserve the special character of heritage assets, including their setting.  LPA’s should, in coming to decisions, consider the principal Act, which states the following;

Listed Buildings - Section 66(1)
In considering whether to grant planning permission for development which affects a listed building or its setting, the local planning authority 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.

NPFF
In determining planning applications LPA’s should take account of; 
1. The desirability of sustaining and enhancing the significance of heritage assets and putting them to viable uses consistent with their conservation;
1. The positive contribution that conservation of heritage assets can make to sustainable communities including their economic vitality; and
1. The desirability of new development making a positive contribution to local character and distinctiveness.

P.199 states that when considering the impact of proposals on the significance of a designated heritage asset, great weight should be given to the asset's conservation. The more important the asset, the greater the weight should be applied. This is irrespective of whether any harm is identified as being substantial, total loss or less than substantial harm to its significance. 

The key consideration is whether any of the proposed works would harm the character (significance) of the listed building.

The proposed works in the submitted schedule are acceptable as these are to repair and put back the property as it was prior to the chimney fire which resulting in damage to the property.

The majority of the works involve dealing with the aftermath of the fire and resulting smoke and water damage to existing plaster walls and flooring.

Externally the only works of any note is repairing the roof which was damaged by the fire service in dealing with the fire.  This will involve replacing the existing concrete tiled roof covering with similar matching tiles.  Given that the roof is a modern one and has already been felted it is of little interest other than its form/shape and therefore renewing it in the same materials would not cause any harm to the building.  In this regard the works would have a neutral impact.

The remainder of the work raises no concerns.  The internal plasterwork is not original, and the damaged ceiling is modern plasterboard.  Additional information for the type/mixes of plaster/mortar has been provided and therefore the works can be linked to those identified in the schedule with any changes to this being agreed with the LPA prior to being undertaken. This will ensure that any more work is found to be necessary when the roof is stripped off then this can be dealt with at that stage. 

The test under the Act is to preserve the listed building and in respect of the above it is agreed with the conclusions in the HAS that the works proposed would not result in harm to the special interest of the building.

Therefore, giving considerable importance and weight to the duties of the Planning (Listed Buildings and Conservation Areas) Act 1990, giving great weight to the conservation of the designated heritage assets (NPPF and consideration to Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy the proposed change of use is acceptable subject to appropriate conditions relating to car parking.


	

	Impact Upon Residential Amenity:

The nearest property is the adjacent barn which is also in residential use.  The proposed works would have limited impact on this adjoining property and therefore is acceptable.


	Visual Amenity/External Appearance:

The external alterations include re-roofing the property and repointing the chimney pots as well as installing new flue liners and cleaning damaged timbers.  Some small area of plasterwork would need to be removed and replaced as well as two plasterboard ceiling boards.

This work would be like for like replacement in terms of materials with modern concrete roof tiles already in place on the roof. 


	Highways and Parking:

No changes are proposed to the existing external parking provision within the site.


	Landscape/Ecology:

There is some potential for bat roosts and nesting birds within the building. There is a need for further surveys to be carried out within the optimum time and for a bat license to be obtained if the surveys determine bat activity within the building.  This can be controlled by an appropriate condition.


	Other Matters:

The external works proposed are relatively small scale and will be like for like replacements.  This is acceptable and would not result in any undue harm to the listed building subject to appropriate methodology and conditions.


	Observations/Consideration of Matters Raised/Conclusion:

The duty imposed by s.66(1) of the Planning (Listed Building Conservation Area) Act 1990 is given considerable weight and the proposal would meet the statutory test to preserve and not result in any harm to the significance of Oxenhurst Farm.  As such the proposal would meet the objectives of Chapter 16 of the NPPF and accords with Policies EN5 and DME4 of the Ribble Valley Core Strategy.

For the above reasons, having regard to all material considerations and matters raised, the application is recommended for approval.


	RECOMMENDATION:
	

	That listed building consent be granted subject to the imposition of appropriate conditions.
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