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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Listed Building Consent for proposed re-slating roof including re-leading valleys and chimneys and re-pointing all external walls and washing existing render.

	Site Address/Location:
	Writtenstone Farm, Writtenstone Lane, Longridge, PR3 2ZN.

		

	CONSULTATIONS: 
	Parish/Town Council

	Longridge Town Council:
	Consulted 19/9/24 – no response received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Archaeology:
	No objections.

	

	LCC PROW: 
	Consulted 19/9/24 – no response received.

	

	RVBC Countryside:
	No objections subject to conditions.

	

	CONSULTATIONS: 
	Additional Representations.

	One letter of support has been received in relation to the proposal. The response received requests for the adoption of measures to protect the Grade II Listed Writtenstone sited to the North-east of the application property during works of construction. 

	

	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 DME3: Site And Species Protection And Conservation
Policy DME4: Protecting Heritage Assets
Policy DMH5: Residential And Curtilage Extensions
Policy DMB5: Footpaths And Bridleways

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

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2024/0623:
Listed Building Consent for proposed conversion of barn 1 to two-storey, four bedroom dwelling; demolition of outbuilding 1 and construction of new double garage; construction of new roof and conversion of outbuilding 2 to form single-storey incidental domestic hobby space; creation of new vehicular access, garden and landscaping; new sewage treatment plant and diversion of public footpath (Ongoing)

3/2024/0622:
Planning permission for proposed conversion of barn 1 to two-storey, four bedroom dwelling; demolition of outbuilding 1 and construction of new double garage; construction of new roof and conversion of outbuilding 2 to form single-storey incidental domestic hobby space; creation of new vehicular access, garden and landscaping; new sewage treatment plant and diversion of public footpath (Ongoing)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a farmhouse property situated on the Eastern outskirts of Longridge. Access to the application property is via Writtenstone Lane from Lower Road with Writtenstone Lane also serving as Public Right Of Way BW0302019. Subsequent access to the site from Writtenstone Lane is via an access track which serves as Public Right Of Way FP0302021 which runs along the South-eastern perimeter of the application site. Writtenstone Farm comprises a detached two storey property set on an ‘L’ shaped footprint with a cross gabled slated roof, stone elevations and mullioned windows within its principal South-eastern elevation. The application property lies within a farmyard with barn buildings lying directly adjacent to the South-west and North-east of the property and with agricultural buildings sited slightly further away to the North. The surrounding area comprises a mixture of woodland, agricultural land and open countryside with the defined settlement area of Longridge lying approximately 1 kilometre away to the West of the application site. 

Writtenstone Farm holds Grade II Listed Building status with the official Historic England listing description reading as follows: 

‘House, probably late C18th. Sandstone rubble with slate roof. L-plan. 2 storeys. Facade of 3 bays with chamfered quoins and windows of 3 lights with square stone mullions and plain stone surrounds, except for the central window on the 1st floor which has a plain stone surround with semi-circular head. The door has a plain stone surround with a semi- circular head.’


	Proposed Development for which consent is sought:

Listed Building Consent is sought for the following works:

· Repointing to all elevations of farmhouse

· Repointing of front garden wall with copings to be re-set

· Stripping and relaying of existing roof slates, with defective roof slates to be replaced where necessary

· Dismantling and rebuilding of X 4 chimney stacks 



· Replacement of UPVC gutters and downpipes to North-eastern elevation with cast iron gutters and downpipes


	Principle of Development: 

The principle statutory duty under the Planning (Listed Building and Conservation Areas) Act 1990 (as amended by s.58B (1) of Levelling-up and Regeneration Act 2023) is to preserve or enhance the special character of heritage assets, including their setting. LPAs should, in coming to decisions, consider the principle Act which states the following; 

Listed Buildings – Section 66(1) (as amended by s.58B of Levelling-up and Regeneration Act 2023) 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 or enhancing the building or its setting. Under s.58B (2) this includes preserving or enhancing any feature, quality or characteristic of the asset or setting that contributes to the significance of the asset. 

Listed buildings - Section 16 (2) (as amended by s.58B of Levelling-up and Regeneration Act 2023) In considering whether to grant listed building consent for any works to a listed building the local planning authority shall have special regard to the desirability of preserving or enhancing the building. Under s.58B (2) this includes preserving or enhancing any feature, quality or characteristic of the asset or setting that contributes to the significance of the asset. 

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 Design, Access and Heritage Statement has been provided in support of the application which summarises the significance of the application building as follows:

‘The building’s vernacular is typical in style for the period with perhaps a more elevated status with coursed walling to the front elevation…[the property] may even sit on the foundations of an older building.’

Accordingly, the above observations indicate that the significance of the application building is largely underpinned by its architectural interest (mullioned window features and coursed walling within principal elevation) along with some archaeological interest (property located on possible remnants of an earlier building). 

The application’s Design, Access and Heritage Statement states that the property’s roof is currently leaking via several slipped slates and faulty leadwork which in turn needs to be addressed urgently in order to safeguard the fabric of the building. The property’s chimney stacks are documented as being in a state of disrepair and it is further stated that the proposed works of re-pointing to the property’s masonry are necessary due to the general state of joints and areas of cement repair which is also impacting on the fabric of the property. In terms of impacts upon the heritage asset, it is stated that the works proposed amount to superficial repairs and maintenance which would have a limited impact upon the significance of the heritage asset.

Making Changes to Heritage Assets (Historic England, 2016) provides general guidance with regards to works of repair to heritage assets as follows:

‘Original materials normally only need to be replaced when they have failed in their structural purpose. Repairing by re-using materials to match the original in substance, texture, quality and colour, helps maintain authenticity, ensures the repair is technically and visually compatible, minimises the use of new resources and reduces waste.’

Guidance on Alterations to Listed Buildings (IHBC, 2021) provides specific guidance with respect to works of repair to walls as follows:

‘Repointing should generally be localised and should not extend beyond the area where it is strictly necessary. Where historic pointing survives intact it should be preserved unaltered…if consent is required, the method and depth of raking out, use of suitable tools, mortar mix, colour and profile of repointing should all be properly controlled by a specification accompanying the application.’

The above guidance also provides further guidance with respect to works of repair to roofs and rainwater goods as follows:

‘A building derives much of its character and appearance from its roof. Roofs often contain the oldest and least altered parts of a building…alterations should respect what survives in its original form… existing slates can usually be reused…the shortfall should, if possible, be made up from new material of the same or closely similar geological type…chimney stacks contribute greatly to the interest of the roofscape and the silhouette of the building…they should be retained even if on elevations not normally seen from the public realm…where chimney stacks added later are to be altered, and have pots, these should usually be retained… rainwater goods can be an integral part of the overall architectural composition and should be retained. Notable examples include lead or cast-iron hopper heads, down pipes and decorative fixing brackets…original lead rainwater goods should not be painted…external plastic pipework becomes brittle and is susceptible to damage from ladders, freeze-thaw action, vandalism, and in most cases is unsatisfactory in appearance.’

Having regard to the works of repair proposed to the property’s walls, the scaffolding to be erected on site would be installed through the use of raking supports or window opening cramps which would preclude the need for any fixings to be made into the application property. The property’s masonry would be cleaned prior to being repointed and this would be carried out using a low pressure steam system so as to remove any existing dirt whilst safeguarding the natural finish of the property’s masonry. The removal of old mortar and joint preparation would solely be carried out through the use of hand tools so as to avoid any damage to the structural integrity of the property. A lime based mortar would then be utilised for all works of repointing to the building (applied through the use of a traditional pointing iron) which in turn would allow for maximum breathability to the elevations of the farmhouse so as to prevent any future occurrences of damp. 

The property’s front garden wall would be cleaned and repointed using the same methodology, with the coping sections of the wall being recorded prior to removal and then set aside on pallets whilst being made ready for re-setting. The wall copings would then be re-set on a lime mortar bed to match their recorded configuration. 

Turning to the works proposed to the property’s roof and rainwater goods, the property’s diminishing roof slate sizes and batten spacing would be recorded prior to the roof being stripped which in turn would allow for an accurate reconstruction of the property’s roof profile. Once recorded, all existing roof slates in good condition suitable for reuse would be stored on scaffolding to avoid damage arising from excessive handling. The existing slates would subsequently be re-laid in diminishing courses to reflect their recorded configuration, with any deficiency in roof slates to be made up with appropriate replacement like for like roof slates. 

The configuration of the property’s chimney pots and their individual stones would also be recorded prior to being dismantled so as to allow for an accurate reconstruction of these features. The dismantled components of the chimneys would then be carefully stored off the ground on pallets away from the risk of falling objects. New lead trays would then be installed to each of chimneys with each chimney subsequently rebuilt to match their recorded configuration. The copings within the Eastern chimney require replacement and these would be replaced in matching material. 

The property’s existing UPVC gutters and downpipes are to replaced with new cast iron gutters which in turn would deliver a visual enhancement to the North-eastern profile of the property. Any small redundant fixing holes would be repointed or where service penetrations occur, made good with matching replacement stone. The property’s existing cast iron gutters would be removed, cleaned and re-painted to match the existing paint profile and again this would deliver a minor visual enhancement to the South-western profile of the property. The lead gutters on the principal South-eastern profile of the property are to be carefully inspected for quality and leaks and retained where possible which is considered preferable to replacement however if needed, the lead gutter would be removed and replaced with a new gutter to precisely match the existing. The lead hopper and downpipe would be cleaned during the cleaning of the property’s walls with any redundant paint also removed from the lead hopper and downpipe which again would deliver a minor visual enhancement to the frontage of the property. Furthermore, no works of repainting would be undertaken to the property’s lead gutter, hopper or downpipe.

Taking account of all of the above, the methodologies proposed would be compliant with current heritage guidance and as such are considered to be acceptable. In addition, it is considered that the works proposed would primarily preserve the heritage asset through preventing future occurrences of damage arising from damp issues, whilst also delivering a minor visual enhancement to the external appearance of the property. 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.


	Landscape / Ecology:

A preliminary roost survey carried out on 30/8/23 deemed the application property as holding moderate roost potential due to gaps in the property’s stonework, roof and chimneys. In light of this, further emergence survey work was carried out on 22/6/24 and 26/6/24 which identified no bat roosts within the application property. On this basis the submitted emergence survey confirms that the proposed development would have no impacts upon roosting bats therefore no further survey work has been recommended. Notwithstanding this, the submitted ecology survey identifies a very low residual risk of encountering bats and use of the application property by nesting birds was also deemed to be reasonably likely. In light of this, the submitted ecology survey provides a number of recommended working practices and precautionary measures to be undertaken and adhered to during the proposed works of repair to the property so as to avoid and mitigate for any potential disturbances to protected species. Adherence with the recommended working practices and precautionary measures has been secured by way of a planning condition.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed development amounts to repair and maintenance work which would contribute towards the preservation of the heritage asset. 

Such approaches are advocated within Making changes to Heritage Assets, Historic England (2016) which states:

‘Good conservation of heritage assets is founded on appropriate routine management and maintenance. Such an approach will minimise the need for larger repairs or other interventions and will usually represent the most economical way of sustaining an 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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