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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Listed Building Consent for replacement of roof lights, replacement and alteration to internal partition walls, replacement of staircase, replacement of windows, replacement of front door, replacement of bathroom and kitchen fittings, formation of new ground floor WC in entrance hall.

	Site Address/Location:
	Vicarage Barn Cottage, Old Back Lane, Wiswell, BB7 9BS.

		

	CONSULTATIONS: 
	Parish/Town Council

	Wiswell Parish Council:
	Consulted 7/12/23 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None.

	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 EN5: Heritage Assets
Policy DMG1: General Considerations
Policy DMG2: Strategic Considerations
Policy DME4: Protecting Heritage Assets
Policy DMH5: Residential and Curtilage Extensions

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

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/1994/0307:
Garage, stable and store (LBC) (Approved)

3/1994/0306:
Garage, stable and store. Inclusion of additional land in residential curtilage (PP) (Approved)

3/1992/0296:
Demolition of existing barn & farm buildings within the curtilage of a listed building. Erection of 2 no cottages. (LBC) (Approved)

3/1992/0295:
Erection of 2 no. Cottages with integral garages and parking on site of former barn & farm buildings (PP) (Approved)

3/1991/0795:
Conversion of barn to 2 no private dwellings, demolition of two storey and single storey out-buildings to allow erection of 2 no semi (LBC) (Approved)

3/1991/0794:
Change of use of barn to 2 no dwellings. Demolition of existing two storey outbuildings and single storey outbuilding. Erection of 2 no. Semi-detached dwellings (PP) (Approved)

3/1991/0184:
Conversion of barn to one dwelling, demolition of outbuildings and part of boundary wall and erection of one dwelling and double garage (LBC)

3/1991/0183:
Conversion of barn to one dwelling, demolition of outbuildings and part of boundary wall and erection of one dwelling and double garage (PP)

3/1990/0429:
Demolition of existing buildings and redevelopment of site with five cottages, ten parking spaces and common amenity space (re-submission) (PP) (Refused)

3/1990/0428:
Demolition of existing buildings and redevelopment for five residential units (re-submission) (LBC) (Refused)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a semi-detached barn converted property situated within the defined settlement area of Wiswell within the Wiswell Conservation Area. Access to the property is from Old Back Lane with the immediate surroundings of the site comprising a mixture of residential and commercial properties and the wider area consisting of woodland, agricultural land and open countryside. 

The application property (and adjoining property of Vicarage Farm) hold Grade II Listed Building status with their official Historic England listing description reading as follows: 

‘Integrated barn and byre. Circa 1700. Coursed rubble, some elevations watershot; roof with stone slabs to roadside, Welsh slate to farmyard side, 3 units, store, barn and byre, the latter units divided by stone cross wall. Massive quoining throughout. Yardside elevation with entrances to each unit, that to the barn proper a wagon entry with heavily corbelled flanking walls under catslide. Small later window. Planked doors. Right return with 2 openings under massive lintels, and a later small window. Interior: original trusses with queen struts, 3 pairs of purlins and ridge piece; the byre truss with renewed king post. The barn has group value with Vicarage House (grade I, ref 2/78).’


	Proposed Development for which consent is sought:

Listed Building Consent is sought for the following works:

· Replacement of existing roof lights with conservation style roof lights

· Replacement of existing windows with painted timber windows

· Replacement of existing front door with a painted timber vertically boarded door

· Replacement of existing kitchen patio doors with painted timber stable door with glazed top panel

· Replacement of existing kitchen units with new kitchen units

· Replacement of existing bathroom sanitaryware / fixtures with new sanitaryware / fixtures

· Removal / alteration of existing modern ground and first floor partitions & installation of new ground and first floor partitions

· Removal of existing staircase, installation of new staircase & alterations to existing floor structure of first floor to suit proposed position of new staircase

· Formation of WC and installation of new counter tops and sink within ground floor entrance hall of property

· Relocation of boiler flue within rear North-eastern elevation of property


	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 Statement has been provided in support of the application which details the significance of Vicarage Barn Farm as follows:

‘The barn is significant as an example of a former agricultural building dating from c.1700…the primary interest of the barn, lies in its extant historic fabric, which appears to be largely limited to the external walls and some elements of the roof structure, as well as its external appearance…its agricultural character and rustic appearance remains and makes a positive contribution to the streetscape and the character and appearance of the conservation area.’

Accordingly, the above observations indicate that the significance of Vicarage Barn Farm is largely underpinned by its historic interest (evidence of historic farming practices) and archaeological interest (extant historic fabric).

Replacement of existing roof lights with conservation style roof lights

In this instance, the roof of the application property comprises a total of three existing non-conservation style roof lights which project above the property’s roof slope in a somewhat conspicuous manner. The proposed works include the replacement of the three existing roof lights with Conservation style roof lights. The roof lights proposed would carry less visual impact by virtue of their recessed, flush fitting and as such would serve as a more appropriate and respectful addition to the heritage asset. In addition, the replacement roof lights would be installed within the three existing roof light openings in place and as such would not involve any additional loss of historic roof fabric. These works are therefore considered to be acceptable and would deliver a minor visual enhancement to the heritage asset. Details of the roof lights to be utilised would need to be provided for further assessment. This requirement has been secured through the imposition of a planning condition. 

Replacement of existing windows and doors

No information has been provided with respect to the age / condition of the property’s existing windows which comprise a casement style painted timber finish however based on the property’s planning history it is assumed that these are relatively modern additions to the property dating back to the 1990’s around the time of the barn being converted to residential use. The replacement windows proposed comprise a painted timber design albeit with a more traditional design consisting of glazing bar elements. The traditional design of the replacement windows proposed would be more befitting for use in a historic property in comparison to the existing modern casement windows. In addition, three of the four new windows to be installed within the property would be installed within existing window openings and as such would not involve any additional loss of historic wall fabric. The window opening to be installed within the rear North-eastern elevation of the property relates to a window opening approved under extant planning consent 3/1991/0794 therefore this opening has only been shown on the application’s proposed plans for information purposes. The existing casement windows within the hall / study component of the property (a later addition to the property) are also to be replaced with traditional painted timber windows as described above (also within the existing window openings) and these too would serve as a more suitable replacement to the existing casement windows in place. 

No information has been provided with respect to the age / condition of the property’s existing front and patio doors however as above, based on the property’s planning history it is assumed that these are relatively modern additions to the property. The replacement doors proposed for the property’s existing front / patio doors comprise a painted vertically boarded timber design and painted timber stable door with a glazed top panel element respectively. The replacement doors proposed would comprise a more traditional design in comparison to the residential feel of the existing doors in place and the use of timber would reinforce the agricultural theme of the barn. 

Consequently, the above works as proposed above are considered to be acceptable on the basis that these works would deliver a minor visual enhancement to the heritage asset. Further details of all windows and doors to be installed within the property would need to be provided for assessment. This requirement has been secured through the imposition of planning conditions. 

Replacement of existing kitchen units with new kitchen units and replacement of existing bathroom sanitaryware &  fixtures with new sanitaryware & fixtures

The existing kitchen units to be replaced are modern additions to the property which are currently affixed to modern blockwork lining walls and floors installed as part of the residential conversion of the barn in the 1990s. Similarly, the existing bathroom sanitaryware and associated fixtures are modern additions affixed to the property’s modern blockwork lining walls and floors. As such, the proposed replacement of the property’s existing kitchen units and bathroom sanitaryware / fixtures would not result in disturbance to or the loss of any historic building fabric. These works are therefore considered acceptable and would have a neutral impact upon the heritage asset.

Removal of existing modern ground and first floor partitions & installation of new ground and first floor partitions

The existing ground and first floor partitions to be replaced are modern additions to the property which as above, are currently affixed to the property’s modern blockwork lining walls and floors. Accordingly, the proposed replacement of these with new partitions would not result in disturbance to or the loss of any historic building fabric. The quantity / configuration of partitioning within the property’s first floor would be similar to the existing quantity / configuration of partitioning in place whilst the existing quantity of partitioning would be reduced significantly at the ground floor level resulting in a more open plan layout that would likely be more reflective of the barn’s original plan form. These works are therefore considered acceptable and would have a neutral impact upon the heritage asset.

Removal of existing staircase, installation of new staircase & alterations to existing floor structure of first floor to suit proposed position of new staircase

The existing staircase to be removed and first floor level of the property are both modern additions to the property which are not currently affixed to any of the building’s historic fabric. As such, the removal / alteration of these features is considered acceptable and would have a neutral impact upon the heritage asset.

Formation of WC and installation of new counter tops and sink within ground floor entrance hall of property

The proposed works include the development of a partitioned WC area. The subdivision of historic buildings is generally advised against within guidance on adapting heritage assets however in this instance the partitioning proposed would be modest in terms of area and would be sited within the property’s entrance hall which was a later addition to the building in the 1990s. Accordingly, the works proposed would not amount to any disturbance of historic building fabric or further deviation from the property’s original plan form. These works are therefore considered acceptable and would have a neutral impact upon the heritage asset.

Relocation of boiler flue within rear North-eastern elevation of property

The application’s supporting information states that there will be no alterations to the building’s historic wall fabric however the application’s proposed plans show that the property’s existing boiler would be relocated as part of the internal works proposed to the property’s kitchen. Relocation of the existing boiler would carry a requirement for a new boiler flue pipe to be installed within the rear North-eastern elevation of the property and this new aperture is depicted on the application’s proposed North-eastern elevation drawing. In turn, creation of the aperture to accommodate the new boiler flue pipe would result in the loss of the building’s historic wall fabric.

The loss of historic wall fabric arising from installation of the new boiler flue pipe would be minimal therefore the level of harm to the heritage asset from this aspect of the proposed development is considered to be less than substantial in this instance. 

Paragraph 208 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.’ 

Notwithstanding the installation of the boiler flue pipe and other internal works proposed, the proposed replacement of the property’s existing roof lights, windows and doors with conservation style roof lights and traditional style doors and windows respectively would offer a minor visual enhancement to the heritage asset. The application property lies within the Wiswell Conservation Area therefore visual enhancement of the application property would in turn offer a minor visual enhancement to the Wiswell Conservation Area which is considered to fall within the realm of a public benefit given the important role that historic environments play in shaping the public’s sense of place. In addition, implementation of the works proposed would offer additional small scale public benefits in the form of short term contractor employment. Taking account of the above, it is considered that the proposed development as a whole would deliver public benefits that would outweigh the less than substantial harm identified. 

Accordingly, the proposed development would therefore satisfy the requirements of Section 16 of the Listed Buildings and Conservation Areas) Act 1990, Paragraph 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 proposed development as a whole would offer a minor visual enhancement to the application property and Wiswell Conservation Area and the public benefits arising from proposal are considered to outweigh the less than substantial harm identified. 

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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