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	DELEGATED ITEM FILE REPORT: 
	Decision
	Approve

	

	Development Description:
	Listed Building Consent for the amelioration of unauthorised works. Proposed internal alterations. Proposed internal and external repairs/works. 

	Site Address/Location:
	The Priory Hellifield Road Gisburn BB7 4HQ

	

	CONSULTATIONS: 
	Parish/Town Council

	No comments received

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	
	N/A

	

	CONSULTATIONS: 
	Additional Representations.

	None

	

	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, 66 and 72


	Relevant Planning History:

3/2022/0410 – Listed Building Consent for the removal of existing render wall finish to the west elevation. Conversion of existing boiler room to form new WC and utility room. Proposed replacement of existing floor boards to the ground floor with new oak floor boards. Removal of radiators to the ground floor and installation of under-floor heating. Replacement of existing window to the west elevation of the proposed entrance hallway. Renewal/upgrading of existing electrical, heating and plumbing installations. Internal re-plastering. Associated drainage works. Removal of foul drainage/waste pipes from the east elevation. Investigation into condition of existing timber joists to ground floor and removal of banked up earth below the suspended floors to the ground floor and installation of concrete bases below the level of the suspended floors to the ground floor – Approved.


3/2022/0557 - Discharge of conditions 3 (Method Statement) and 4 (Window Specifications) from Listed Building Consent 3/2022/041 - REFUSED

3/2021/1076 - Listed Building Consent for rebuilding and repairs to existing chimney stacks. Re-roofing works and repairs to all roofs, with repairs to central valley/channel gutter. Replacement of existing rainwater goods with aluminium rainwater goods. Brick plinth to wall bases to be removed and external ground levels lowered below level of internal floors, with French drains installed to building perimeter. Repairs to external windows, doors and fascia boards. Replacement of existing roof window with new conservation roof window. Existing soil/waste pipes to be replaced with aluminium/cast iron pipes. – APPROVED 

3/2021/1281 - Listed Building Consent for the erection of single storey extension to north elevation. Alteration of existing lean-to and removal of existing render wall finish to the west elevation. Proposed internal alterations, underfloor heating, replacement of existing window to the west elevation of the proposed entrance hallway. Renewal of existing electrical, heating and plumbing installations. Internal re-plastering. Associated drainage works. Removal of foul drainage/waste pipes from the east elevation. - REFUSED


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The Priory is a detached house standing in its own grounds on the northern edge of the settlement of Gisburn. The building is access via a private driveway leading from Hellifield Road. 

There are a number of residential properties to the east and west.  The Grade II* Church of St Mary site to the south of the site and open fields to the north.

The property is Grade II listed and sited within Gisburn Conservation Area, the listing description is as follows: 

House, early C19th. Slobbered rubble with hipped slate roof overhanging at eaves. 2 storeys. Windows sashed with glazing bars which intersect at their heads. The plain stone surrounds have pointed heads on the ground floor and hoods on the 1st floor. The central chimney has 3 diagonal caps. The east wall is of one bay and has a 1st floor window similar to those to the south. The door below on the ground floor has a plain stone surround with pointed head. On the north side, against part of the rear wall, is an outshut. In its east wall it has a door with plain stone surround having a pointed head above a flat lintel. The space between the lintel and the arch is glazed with intersecting glazing bars. Adjoining the outshut at the north is a wing with separate hipped roof. It is of one bay towards the east and has mullioned windows with elliptical heads to the lights, and hoods. The ground floor one is of 4 lights, the 1st floor one of 2 lights. On the north side is a chimney with 2 diagonal caps.

The property is noted in the conservation appraisal for its individual design.


	Proposed Development for which consent is sought:

The application seeks consent for various works to the property which had already been approved under 3/2022/0410 with pre-commencement conditions.  Work then commenced prior to discharging the conditions. Hence the need for this application rather than a discharge of condition application.


	Principle of Development:

The property is a Grade II listed building and lies within Gisburn Conservation Area. 

The LPA must accord with their duties at sections 16, 66 and 72 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.

66. In considering whether to grant planning permission [or permission in principle] for development which affects a listed building or its setting, the local planning authority or, as the case may be, 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.

72. In the exercise, with respect to any buildings or other land in a conservation area, of any functions under or by virtue of any of the provisions mentioned in subsection (2), special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.

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 Local Planning Authority must consider any loss of historic fabric to constitute harm and make an assessment as to the significance of the asset and apply appropriate weight to its conservation.  

Para 202 of the NPPF States  

Where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighed against the public benefits of the proposal including, where appropriate, securing its optimum viable use.

The proposed works to the listed building are subject to careful consideration with respect to the duties above and the other material considerations. 


	Impact on the Heritage Assets:

The application is accompanied by a detailed heritage impact assessment. All the work would be carried out by competent contractors with precise specifications and method statements submitted.  

The works to be carried out are as follows:

Removal of existing cement render:
Subject to careful removal and stone being finished with breathable paint as per the method statement then this would result in a minor enhancement. 

Conversion of the existing utility/ boiler room to form WC and smaller utility room. New door opening formed into proposed WC with new structural support:

This involves alteration to the lean to which is understood to be a former dairy and is historic if not original. This will facilitate the formation of a downstairs WC and includes removal of a small section of internal wall. The installation of this will provide a more useable and accessible space within the parameters of the existing building and subdivide the areas to two separate small rooms. This alteration is relatively minor and is considered acceptable in principle subject to details of the construction method.

Removal of external waste pipes and soil stack from the east elevation.

This will enhance the external appearance of the building subject to wall penetrations being undertaken in accordance with the details submitted.

Proposed internal alterations.

Other internal alterations are non-intrusive and involve new fixtures and fittings including hardwood skirting, internal doors and frames and new fireplace and boiler with the removal of skirting boards, doors, cupboard, floorboards and central heating. A replacement staircase would also be installed as this was already a modern element  it is not considered that these  works would result in harm to the listed building. 

Replacement of existing modern casement window to the west elevation of the proposed entrance hallway. 

This window is modern but is historic, in principle this is acceptable subject to the window matching the existing in terms of appearance in which case it would provide a minor enhancement.

Renewal of existing electrical, heating and plumbing installations. 

This is acceptable 

Internal re-plastering. 

Any sound plaster will be retained and any replacement plaster will be traditional lime. This is acceptable subject to the work being carried out in accordance with the method statement and lime plaster specification provided.

Associated drainage works. 

This is acceptable subject to historic fabric being retained.

Installation of underfloor heating. 

This will involve the removal of modern floor boards and their replacement with oak this is  acceptable and will help to improve insulation and prevent damp penetration.

The site lies within Gisburn Conservation Area, the majority of the work have already been carried out with the remainder being mainly internal there would not be any undue impact on the character and appearance of the conservation area.


	Residential Amenity:

The proposal entails refurbishment work to an existing listed property and therefore there will be no impact on residential amenity of nearby properties.


	Highways:
There are no highway safety issues raised by this proposal. 

	Observations/Consideration of Matters Raised/Conclusion:

For the reasons above and having regard to the duties at 16, 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990, the NPPF and all other material planning considerations it is considered that the works to the building will preserve and is some cases enhance the significance of the listed building and allow it to function as a modern home. It is therefore recommended accordingly. 


	RECOMMENDATION:
	To approve Listed Building Consent. 
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