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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Listed Building Consent for removal of existing waste pipework and installation of new waste pipework and below ground drainage.

	Site Address/Location:
	Eaves House Farm, Waddington Road, West Bradford, BB7 3JF.

		

	CONSULTATIONS: 
	Parish/Town Council

	West Bradford Parish Council:
	Consulted 29/11/23 – 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 EN2: Landscape
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:

3/2023/0918:
Planning permission for installation of new sewage treatment plant in adjacent field (Pending)

3/2010/0479:
Proposal to repair the existing roof to Eaves House Farm (Approved)

3/2010/0476:
Proposed insertion of 2no. conservation rooflights into the west (rear) elevation of the roof, reformation of original gable window in south elevation and associated works. (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached two storey farmhouse property situated in the Forest Of Bowland National Landscape on the North-western outskirts of West Bradford. Access to the application property is from the South-east from Waddington Road via a single width access track. The neighbouring residential property of The Stables lies immediately adjacent to the South-west of Eaves House Farm with an adjoined barn and outbuilding and larger agricultural building lying to the North of the property. The site’s access track continues past the front South-eastern elevation of the application property providing additional access to the residential properties of Old Eaves Hall and Eaves House Cottage which are located approximately 200 metres away to the North-east of Eaves House Farm. The surrounding area comprises a mixture of woodland, agricultural land and open countryside. 

The application property holds Grade II Listed Building status. The official Historic England listing description for Eaves House Farm reads as follows: 

‘T House, 'T C 1782' within door pediment. Sandstone rubble, rendered at front, with sandstone dressings and stone slate roof. Double-pile plan with end stacks. Symmetrical composition of 2 storeys and 3 bays with projecting quoins. Modern imitation sash windows with glazing bars and plain stone surrounds. The door, of 9 raised and fielded panels with fanlight, has a plain stone surround with triangular pediment on console brackets. Stone gutter brackets with moulded band below. At the rear the windows have re-used C17th double-chamfered surrounds. On the ground floor are 2 of 3 lights. On the 1st floor 2 of 2 lights. Between is a tall stair window with 2 transoms and semi-circular head. The door has a chamfered surround with segmental head. A porch with each side of a single stone has a moulded open segmental pediment on moulded brackets.’


	Proposed Development for which consent is sought:

The initial plans proposed works including the subdivision of the property’s utility room to accommodate new sanitaryware; the proposed installation of a new ground floor window opening within the South-western gable end; and the creation of numerous openings into the property’s walls and ceiling to allow for the installation of new sanitaryware and an extractor fan and ceiling lights. It was conveyed to the applicant that these works were considered to be unduly harmful to the significance of the Listed Building by virtue of the subdivision and loss of historic fabric. As such, a revised scheme has been submitted with the aforementioned works omitted with the applicant now seeking Listed Building Consent for the removal of existing waste pipework and installation of new waste pipework and below ground drainage only.


	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. 

A Heritage Statement has been provided in support of the application which details the significance of Eaves House Farm as follows:

Archaeological Interest: 

‘This former farmhouse provides evidence of both settlement and agricultural practices at the site in conjunction with the former agricultural buildings which are located close by and also date to a similar time.’

Architectural And Artistic Interest: 

‘The principal south elevation of the farmhouse is symmetrical, with a central entrance door and a regular pattern of fenestration, all of which creates a neat and dignified appearance. The adoption of polite features, i.e., incised render, pediments, corbels, copings, and kneelers contribute to the semi-polite nature of the building...resulting from this the building has a strong semi-rustic Georgian character.’

Historic Interest: 

‘The historic interest of the farmhouse lies in its survival as an example of traditional vernacular architecture (which is encroaching on the realms of polite architecture), evidenced in its construction and appearance as well as being illustrative of its building type and of the areas current and past agricultural function. The historical development of the building also contributes to its historic interest in that it illustrates how the farmhouse has evolved since the since its construction, largely derived from the suggested re-fronting of the building to comply with the fashionable architectural trends of the day…The illustrative and associative interest of the building also contributes to an idea of what 18th and 19th century life was like, for the various farming families.’

Accordingly, the above observations indicate that the significance of Eaves House Farm is largely underpinned by its architectural interest (original double pile plan form layout, polite features) and historic interest (strong semi-rustic Georgian character of property, evidence of historic farming practices) along with some archaeological interest (extant historic fabric).

Historic England guidance Making Changes to Heritage Assets (2016) states:

‘…new features added to a building are less likely to have an impact on the significance if they follow the character of the building…new services, both internal and external, can have a considerable, and often cumulative, impact on the significance of a building and can affect significance if added thoughtlessly…the historic fabric will always be an important part of the asset’s significance…where possible it is preferable for new work to be reversible, so that changes can be undone without harm to historic fabric…retention of as much historic fabric as possible is likely to fulfil the NPPF policy to conserve heritage assets in a manner appropriate to their significance.’

In a similar vein, the Institute Of Historic Building Conservation (2021) advises:

‘…the junction between new work and the existing fabric needs particular attention, both for its impact on the significance of the existing asset and the impact on the contribution of its setting…external soil and waste water pipes have sometimes been added to historic buildings with little or no regard for the architectural proportions and divisions of the building. It may be appropriate to remove or reposition them.’

In this instance, the works proposed include the removal of an existing soil vent pipe and branch pipe which are currently installed on the rear North-western elevation of the application property and linked to a septic tank. The waste pipework to the rear of the property currently spans across the large majority of the property’s North-western elevation with the existing waste pipework cutting across several features of interest within the rear elevation of the building including an arched porch roof feature and two windows. As such, the existing waste pipework in place both dominates and detracts from the building’s rear elevation by virtue of its extent and configuration. 

The existing waste pipework to be removed is to be replaced with a new soil vent / branch pipe which would be connected into a new sewage treatment plant to be installed approximately 30 metres away to the South of the property. The application’s supporting information states that the proposed changes are necessary in order to ensure compliance with current building regulations. 

A detailed methodology statement has been provided in support of the application which states that following the removal of the existing waste pipework, all remnant fixing apertures would be brushed down and pointed with a lime mortar to match the existing mortar in place on the rear elevation of the property. The North-eastern end of the existing waste pipework currently passes through the wall of the property’s adjoining single storey outbuilding component therefore removal of the existing pipework from the adjoining building would leave a slightly larger aperture however this void would be infilled with new pieces of stone to match the existing stonework in place with the new stonework to be bedded and pointed using lime mortar as with the other remnant fixing apertures. The above methodologies would be sympathetic to the historic fabric of the existing building and as such are considered to constitute good conservation practice. 

The branch pipe component of the replacement waste pipework would utilise the existing branch pipe opening above the property’s rear utility room window and as such would not result in the loss of any historic wall fabric. The replacement waste pipework would be affixed to the rear elevation of the dwelling through the use of eared sockets which would be screw fixed into the mortar joints of the property’s walling using plugs and non-ferrous screws, all of which would prevent damage to the building’s stonework. Furthermore, the replacement waste pipework would be sited between the property’s rear porch feature and ground / first floor windows and as such would not obstruct or detract from any of the building’s features of interest. Again, these methodologies would be sympathetic to the historic fabric of the existing building and as such are considered to constitute good conservation practice. The replacement waste pipework would comprise a black cast iron design which is considered appropriate for the historic vernacular of the dwelling however further details pertaining to the replacement pipework would be needed and these have been secured through the imposition of a planning condition. 

New below ground drainage is proposed in order to link the replacement waste pipework with the new sewage treatment plant proposed. These works would result in some disturbance to the ground area at the foot of the property’s North-western and South-western walls however the application’s methodology statement proposes a cautious approach for this aspect of the works whereby any stone setts affected by the proposed excavation would be carefully uplifted, cleaned down and securely stored on site for re-use. Pipe trench excavations would be installed at a suitable distance from the external walls of the dwelling and dug by hand in order to reduce the risk of destabilisation to the dwelling with the existing stone setts and paving then carefully reinstated on completion of the laying of the necessary pipework. These works are considered appropriate subject to strict adherence with the methodologies proposed. 

Taking account of all of the above, the works proposed would be compliant with current heritage guidance and would not result in any harm to the significance of the heritage asset. Furthermore, replacement of the property’s existing unsightly waste pipework would offer a minor visual enhancement to the rear profile of the dwelling. The proposed development would therefore satisfy the requirements of Section 16 of the Listed Buildings and Conservation Areas) Act 1990, Paragraph 205 of the NPPF and Key Statement EN5 and Policy DME4 of the Ribble Valley Core Strategy.


	Observations/Consideration of Matters Raised/Conclusion:

The methodologies proposed with respect to the removal of the existing pipework and installation of the replacement pipework and associated infrastructure are considered appropriate and would not harm the significance of the heritage asset. Furthermore, the works proposed would provide a minor visual enhancement to the Listed Building.

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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