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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Listed Building Consent to extend residential accommodation to farmhouse building by partial change of use of attached agricultural building.

	Site Address/Location:
	Bridge End Farm, Wood House Lane, Slaidburn, BB7 3AH.

		

	CONSULTATIONS: 
	Parish/Town Council

	Slaidburn and Easington Parish Council:
	Consulted 8/6/23 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections.

	

	LCC Archaeology: 
	No objection subject to condition.

	

	Growth Lancashire:
	No objections subject to conditions.

	

	Environment Agency:
	Consulted 8/6/23 – no response.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1: Development Strategy
Key Statement DS2: Sustainable Development
Key Statement EN2: Landscape
Key Statement EN5: Heritage Assets
Policy DMG1: General Considerations
Policy DMG2: Strategic Considerations
Policy DMG3: Transport and Mobility
Policy DME3: Site And Species Protection And Conservation
Policy DME4: Protecting Heritage Assets
Policy DME6: Water Management
Policy DMH4: The Conversion Of Barns And Other Buildings To Dwellings
Policy DMH5: Residential and Curtilage Extensions

Planning (Listed Buildings and Conservation Areas) Act Section 16 & 66

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2023/0287:
Proposal to extend residential accommodation to farmhouse building by partial change of use of attached agricultural building (ongoing at time of writing)

3/2023/0644:
Proposed erection of an agricultural building (Approved)

3/2023/0260:
Proposed erection of an agricultural building (Refused)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a farmstead situated on the North-western outskirts of Slaidburn. The application site comprises a farmhouse adjoined by a trap house and barn on its Western side elevation with a smaller outbuilding lying immediately to the South of the adjoined farmhouse, trap house and barn. The application property holds Grade II Listed Building status. The official listing description for Bridge End Farm reads as follows: 

‘House, c.1800. Squared limestone rubble with sandstone dressings and slate roof. Double-pile plan with central entry and end stacks. 2 storeys, 2 bays. Windows tripartite with plain, stone surrounds and square mullions, the central lights being sashed with glazing bars. The doorway is covered by an open stone porch with flat roof. Shaped stone gutter brackets and gable copings with kneelers.’

The remainder of the farmstead comprises 13 hectares of meadow and pastureland with the large majority of this lying to the North, East and South of the farmhouse and adjoining trap house and barn. Access to the application site is from the West from Wood House Lane via an access track which crosses Lanshaw Brook before terminating approximately 30 metres to the West of the farmhouse. Woodland borders the Western and North-eastern sides of the farmhouse and barn with additional woodland lying further away to the South. The wider area comprises a mixture of isolated farmsteads, agricultural land, woodland and open countryside with the application site lying within the Forest Of Bowland National Landscape.
 

	Proposed Development for which consent is sought:

Listed Building Consent is sought for numerous works which are summarised as follows:

Farmhouse

· Installation of Conservation Style roof lights

· Restoration / renewal of windows W1 – W12 & W15A

· Replacement of rainwater goods

· Replacement of concrete roof to front porch with sandstone slabs

· Removal of rear porch / making good of exposed elevation

· Repair of eroded mortar pointing with lime sand mix

· Renewal of cracked sandstone flags at ground and lower ground levels on limecrete insulated slab with underfloor heating

· Part removal of cross wall

· Reinstatement of missing suspended timber floor in office

· Creation of link to utility room in former trap house at lower ground level comprising punch-faced coursed sandstone

· Insertion of timber stud partitions with sound insulation and plaster finishes at first and second floor levels to create eaves closures and ancillary accommodation

· Insulation of eaves voids with sheep’s wool quilt

· Provision of insulated lime plaster to external walls

· Reinstatement of lime plasters on the hard to internal masonry walls

· Reinstatement of plaster ceiling finishes and incorporation of sound insulation in
suspended floors

· Installation of vapour permeable insulation and plaster finishes to roof structures

· Reinstatement of missing and decayed doors with new oak plank and ledged and braced doors in new frames and architraves; black iron fittings; ground floor and stairwell doors to comprise reclaimed and refurbished original doors

Trap house

· Relocation of existing ironmongery from entrance doors to new doors on barn

· Installation of glazing / doorway within Southern cart entry opening

· Installation of new window opening within rear Northern elevation

· Installation of x 2 Conservation Style roof lights

· Removal of internal cobbles to be replaced with reclaimed sandstone flags on new floor slab 

· Construction of internal partitions, finishes and fabric to create ancillary accommodation 

· Insertion of independent blockwork partition walls, plastered

· External stone walls to be insulated with lime plaster 

· Insertion of new suspended insulated timber floor with plaster ceilings below

Barn

· Removal of slender roof purlins; reinstatement of missing braces and reinstatement with new ridge and purlins to Engineer’s design; replacement of existing fibre cement roof with new stone flag roof

· Renewal of existing decayed windows 

· Reinstatement of former window opening within rear Northern elevation

· Installation of replacement timber doors within cart entry and adjacent doorway openings


	Principle of Development:

When assessing works to Listed Buildings and their settings, the LPA must accord with their duties at sections 16 and 66 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 2 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. 

Chapter 16 of the National Planning Policy Framework 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. 

Local Planning Authorities 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. 

Accordingly, the proposed works to the Listed Building will be carefully assessed with respect to the duties above.


	Impact upon Listed Building:

Paragraph 205 of the NPPF states: 

‘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.’ 

In addition, Key Statement EN5 of the Ribble Valley Core Strategy states: 

‘There will be a presumption in favour of the conservation and enhancement of the significance of heritage assets and their settings.’ 

Furthermore, Policy DME4 of the Core Strategy states: 

‘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.’ 

Heritage impact is considered to be the potential level of harm upon the significance of a heritage asset caused by development proposals. The NPPF defines significance as ‘the value of a heritage asset to this and future generations because of its heritage interest’. Such interest can be archaeological, architectural, artistic or historic. 

Statements Of Heritage Significance, Historic England (2019) defines these as follows: 

‘Archaeological Interest: There will be archaeological interest in a heritage asset if it holds, or potentially holds, evidence of past human activity worthy of expert investigation at some point.’ 

‘Architectural And Artistic Interest: Interests in the design and general aesthetics of a place. They can arise from conscious design or fortuitously from the way the heritage asset has evolved. More specifically, architectural interest is an interest in the art or science of the design, construction, craftsmanship and decoration of buildings and structures of all types. Artistic interest is an interest in other human creative skills, like sculpture’.

‘Historic Interest: An interest in past lives and events (including pre-historic). Heritage assets can illustrate or be associated with them. Heritage assets with historic interest not only provide a material record of our nation’s history but can also provide meaning for communities derived from their collective experience of a place and can symbolise wider values such as faith and cultural identity.’

National Planning guidance requires applicants to describe the significance of any heritage assets affected, including any contribution made by their setting in order to allow the LPA to come to a judgment about the level of impact on that significance and therefore on the merits of the proposal. 

A heritage and method statement has been provided in support of the application which reads as follows:

‘The attributes that underpin [the building’s] significance are the square pile plan and linear arrangement along the contours…the historical value of the place is underpinned by its plan form and linear arrangement…the property has modest historical value…the architectural form and original design intent remain largely readable…the overall styling now represents late 19th century tastes and fashions…the property is accorded modest aesthetic value.’

Accordingly, the above observations indicate that the significance of Bridge End Farm as a heritage asset is largely underpinned by its historic interest (historic plan form and layout) and architectural interest (19th century design). The historic glazing within the rear stair window of the farmhouse also makes a contribution to the farmhouse’s significance.

Following an initial review of the application numerous concerns were raised in relation to the works originally proposed with respect to the proposed removal of historic windows and glazing, replacement of roof trusses within the barn component of the trap house / barn building, injection damp course to all walls, repointing with cement, dry lining and re-roofing with roofing felt. Concerns were also raised with respect to proposed repair techniques and the absence of any impact assessment within the application’s original heritage statement. 

The originally proposed works outlined above were deemed to represent a low to moderate level of less than substantial harm to the listed building and whilst it was accepted that the proposed repair and re-use of the farmstead would provide a significant public heritage benefit, it was nonetheless conveyed to the applicant that a more sensitive approach to repair and refurbishment would need to be adopted in order to mitigate the identified harm to the building. As such, further details were sought from the applicant for the purposes of providing greater clarity and detail over the works being undertaken. Specifically, requests for further details were made with respect to the works pertaining to the creation of the two first floor bathrooms within the farmhouse, details for the treatment of interior walls, details regarding roof insulation, details of proposed heating and ventilation methods, full sectional details of any new and existing windows/doors and in particular the submission of a detailed methodology for the repair/refurbishment of the building. The applicant was also advised to consider adopting a number of alternative approaches to repair and restoration including utilising plates or new sections of timber to strengthen existing roof trusses within the barn component of the trap house / barn building and the use of lime putty mortar along with further consideration towards the repair and addition of secondary glazing including a full repair specification.

A revised heritage and method statement has since been provided which contains a comprehensive suite of methodologies detailing the proposed repair work. The revised methodologies and works propose a much more sympathetic approach with respect to fenestration which includes the repair of existing historic windows, addition of sympathetic secondary glazing and the replacement of windows only where the window frames in question are beyond repair or are of unsympathetic 20th Century designs. This conservation approach is fully supported. Furthermore, additional email correspondence from the applicant confirms that no historic trusses are to be removed from the barn however additional supports may be provided where required. This approach is also considered sympathetic and would constitute good conservation practice.

The proposed removal of internal sections of walling within the farmhouse to create a more open plan layout is considered to represent only a low level of harm and whilst the addition of new stud-work walls is proposed it is not considered that this would cause any substantive degree of harm, nor is it considered that the works of subdivision proposed detract from the interpretation of the compact square pile layout.
Furthermore, it is accepted that such works are required to upgrade the property and make it work better as a modern family home. Overall, from the details provided it is considered that the original plan form and the significance derived from this aspect of the building would remain legible. The removal of stone flags from the farmhouse is accepted as these have been deliberately cracked to accept a key and are broken and uneven. Re-laying and repair is not considered a physically viable option given their condition therefore replacement with a sympathetic alternative is supported.

The removal of the cobbles from the interior of the trap House is regrettable however these will be re-laid externally and this represents a suitable compromise given the benefits generated by the active re-use of the space. New flooring to the remnant space within the trap house is proposed as flags which is considered to be acceptable. It is further proposed to remove the trap house door and glaze the opening, with the iron strap hinges and braces from the existing trap house door to be re-used on a new door to the barn to the west. These works are also considered to be acceptable.

Further details pertaining to the use of windows (including details of the glazed entrance proposed within the trap house), doors (including the reinstatement of historic doors), internal stud walling, flooring, roof slates, roof lights and rainwater goods have been secured through the imposition of appropriately worded conditions.

Taking account of all of the above, the proposed scheme of repair and refurbishment and associated methodologies are considered to amount to good conservation practice and it is not considered that the cumulative impact of these works or methodologies proposed would result in any harm to the significance of the heritage asset. Overall, the works proposed would contribute towards the preservation of the heritage asset and as such would satisfy the requirements of Section 16 of the Listed Buildings and Conservation Areas) Act 1990, Paragraphs 205 and 208 of the NPPF and Key Statement EN5 and Policy DME4 of the Ribble Valley Core Strategy. 


	Observations/Consideration of Matters Raised/Conclusion:

The sympathetic reuse of a currently vacant Listed Building, in poor repair, meets with the heritage objectives as outlined in the Framework and the overall balance provided by the proposed development is considered to be positive with the proposed development contributing towards the preservation of the heritage asset.

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


	RECOMMENDATION:
	That Listed Building Consent be granted subject to the imposition of conditions.
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