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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Listed Building Consent for removal of existing render including smooth rendered surrounds, door surround and Quion feature to reveal stonework, raking out joints and pointing in lime mortar.

	Site Address/Location:
	9 West View, Glen Avenue, Ribchester, PR3 2ZQ

		

	CONSULTATIONS: 
	Parish/Town Council

	No response received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Growth Lancashire: 
	Subject to amendments (mortar) the scheme will meet the statutory duty to preserve and accord with Chapter 16 of the NPPF, meeting the requirements of local policy DME4. They consider an NHL2 should be used instead of NHL3.5 to mitigate the slight harm identified. This could be dealt with via the use of a suitable Condition.

	

	CONSULTATIONS: 
	Additional Representations.

	None received. 

	

	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 DME4 – Protecting Heritage Assets

Planning (Listed Buildings and Conservation Areas) Act
National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2004/0010
TO ERECT A SATELITTE TELEVISION DISH ON THE REAR ELEVATION OF THE PROPERTY
Approved with Conditions


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site is comprised of no.9 West View is part of a 17th century barn that was converted into cottages in early 19th century. The cottages are two storey and sit in a row fronting Glen Avenue with no.9 at the end of the row. They are set behind front gardens. No.9 sits adjacent to Grade II listed Knoll Hall. The dwelling has been rendered externally to the front elevation.

The Listing is as follows:

“SD 63 NW RIBCHESTER CLAY HILL LANE Knowle Green

7/145 Nos. 9 and 10 (West View) and barn adjoining to south-west

GV II

Barn, C17th, the north-west end converted into 2 cottages early C19th. Sandstone rubble with roof of slate and of asbestos sheets. The north wall has a wide chamfered entrance with triangular head, with a similar smaller window to the right now blocked to form a window, and a door between them with plain reveals. Above are chamfered ventilation slits. The cottages to the left have modern windows with plain reveals. Their left-hand gable has a coping, a blocked chamfered door surround, and a window under the apex with a double-chamfered surround. The south wall has a wide entrance with chamfered jambs and later wooden lintel, with a smaller door with chamfered jambs and triangular head at the left, and 2 windows with plain reveals between them. Above are chamfered ventilation slits. Inside the barn are 3 trusses of re-used cruck timber, with tie beams and collars.”


	Proposed Development for which consent is sought:

The application is for Listed Building Consent for removal of the existing render including smooth rendered surrounds, door surround and quoin feature to reveal stonework, raking out joints and pointing in lime mortar. This would be to the front elevation only, as noted within the submitted Heritage and Design & Access Statement. 

The front elevation of the property is pebble dashed with the Quoins, door and window surrounds being smooth faced render. The original stone quoins appear evident on the gable elevation and are assumed to be sound below the rendered front elevation. No.9 is the only property along the row that is rendered, with all other properties being of exposed stonework. The Heritage and Design & Access Statement also states that no.10 is believed to have had its front elevation render removed many years ago and there is evidence of the stone window surrounds possibly being keyed to receive the render. Whilst the date is not confirmed as to when the property was rendered, the Heritage, Design and Access Statement states that it is failing and is a cement render which restricts the breathability of the listed fabric. 

	Impact upon Listed Buildings and Setting:

The building is Grade II listed and makes an important contribution to the Hurst Green Conservation Area.

As such, in assessing the proposal, regard must be given to the statutory duties imposed on the authority in respect of the preservation and enhancement of such assets.  In this respect, at a local level, Key Statement EN5 and Policy DME4 are primarily, but not solely, engaged for the purposes of assessing likely impacts upon designated heritage assets resultant from the proposed development.

Key Statement EN5 states that:

There will be a presumption in favour of the conservation and enhancement of the significance of heritage assets and their settings. The Historic Environment and its Heritage Assets and their settings will be conserved and enhanced in a manner appropriate to their significance for their heritage value; their important contribution to local character, distinctiveness and sense of place; and to wider social, cultural and environmental benefits.

This will be achieved through:

· Recognising that the best way of ensuring the long-term protection of heritage assets is to ensure a viable use that optimises opportunities for sustaining and enhancing its significance.
· Keeping Conservation Area Appraisals under review to ensure that any development proposals respect and safeguard the character, appearance and significance of the area.
· Considering any development proposals which may impact on a heritage asset or their setting through seeking benefits that conserve and enhance their significance and avoids any substantial harm to the heritage asset.
· Requiring all development proposals to make a positive contribution to local distinctiveness/sense of place.
· The consideration of Article 4 Directions to restrict permitted development rights where the exercise of such rights would harm the historic environment.

With Policy DME4 stating, in respect of development within conservation areas or those affecting the listed buildings or their setting, that development will be assessed on the following basis:

2: LISTED BUILDINGS AND OTHER BUILDINGS OF SIGNIFICANT HERITAGE INTEREST

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.  Any proposals involving the demolition or loss of important historic fabric from listed buildings will be refused unless it can be demonstrated that exceptional circumstances exist.

Planning (Listed Building and Conservation Areas) Act 1990:

Given the proposal relates to a Grade II Designated Heritage Asset, special regard must also be given to the statutory duties imposed on the authority, pursuant to national legislation, particularly in respect of the preservation and enhancement of such assets.  

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.  As such, in determining applications that affect designated heritage assets, the authority must consider the duties contained within the principle Act which states the following;

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.

National Planning Policy Framework (December 2024):

The National planning Policy Framework (NPPF) sets out further duties in respect of determining proposals that affect heritage assets stating that ‘in determining applications, local planning authorities should require an applicant to describe the significance of any heritage assets affected, including any contribution made by their setting. The level of detail should be proportionate to the assets’ importance and no more than is sufficient to understand the potential impact of the proposal on their significance. As a minimum the relevant historic environment record should have been consulted and the heritage assets assessed using appropriate expertise where necessary. Where a site on which development is proposed includes, or has the potential to include, heritage assets with archaeological interest, local planning authorities should require developers to submit an appropriate desk-based assessment and, where necessary, a field evaluation’.

The Framework sets out further duties in respect of considering potential impacts upon designated heritage assets with Paragraphs 207 – 221 reading as follows:

212: 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. 

213: Any harm to, or loss of, the significance of a designated heritage asset (from its alteration or destruction, or from development within its setting), should require clear and convincing justification. Substantial harm to or loss of: 

a) grade II listed buildings, or grade II registered parks or gardens, should be exceptional; 
b) assets of the highest significance, notably scheduled monuments, protected wreck sites, registered battlefields, grade I and II* listed buildings, grade I and II* registered parks and gardens, and World Heritage Sites, should be wholly exceptional. 

214: Where a proposed development will lead to substantial harm to (or total loss of significance of) a designated heritage asset, local planning authorities should refuse consent, unless it can be demonstrated that the substantial harm or total loss is necessary to achieve substantial public benefits that outweigh that harm or loss, or all of the following apply: 

a)	the nature of the heritage asset prevents all reasonable uses of the site; and 
b)	no viable use of the heritage asset itself can be found in the medium term through appropriate marketing that will enable its conservation; and 
c)	conservation by grant-funding or some form of not for profit, charitable or public ownership is demonstrably not possible; and 
d)	the harm or loss is outweighed by the benefit of bringing the site back into use. 

215: 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. 

216: The effect of an application on the significance of a non-designated heritage asset should be taken into account in determining the application. In weighing applications that directly or indirectly affect non-designated heritage assets, a balanced judgement will be required having regard to the scale of any harm or loss and the significance of the heritage asset. 

217: Local planning authorities should not permit the loss of the whole or part of a heritage asset without taking all reasonable steps to ensure the new development will proceed after the loss has occurred. 

218: Local planning authorities should require developers to record and advance understanding of the significance of any heritage assets to be lost (wholly or in part) in a manner proportionate to their importance and the impact, and to make this evidence (and any archive generated) publicly accessible. However, the ability to record evidence of our past should not be a factor in deciding whether such loss should be permitted. 

219: Local planning authorities should look for opportunities for new development within Conservation Areas and World Heritage Sites, and within the setting of heritage assets, to enhance or better reveal their significance. Proposals that preserve those elements of the setting that make a positive contribution to the asset (or which better reveal its significance) should be treated favourably. 

220: Not all elements of a Conservation Area or World Heritage Site will necessarily contribute to its significance. Loss of a building (or other element) which makes a positive contribution to the significance of the Conservation Area or World Heritage Site should be treated either as substantial harm under paragraph 207 or less than substantial harm under paragraph 208, as appropriate, taking into account the relative significance of the element affected and its contribution to the significance of the Conservation Area or World Heritage Site as a whole.

221: Local planning authorities should assess whether the benefits of a proposal for enabling development, which would otherwise conflict with planning policies but which would secure the future conservation of a heritage asset, outweigh the disbenefits of departing from those policies.

Assessment of Impacts:

The Heritage and Conservation Officer has provided comments on the proposed scheme. Given the render is failing and the cement is considered to restrict the breathability of the building, they do not object to its removal. The Method Statement for the work notes that the render is to be removed with hand tools and cleaned with a Doff cleaning system. The pointing will be cut out with hand tools or a handsaw for finer joints, which they consider to be an appropriate means of removal and cleaning. They note that the proposed mortar would be 1 part NHL3.5 to 3 parts Leighton Buzzard sand/Nosterfield washed river sand to walls.

Whilst the Heritage and Conservation Officer does not object to the removal of the pebbledash render and rendered window/door openings and quoins, they consider it would be more appropriate for an NHL2 lime mortar to be used, as opposed to NHL3.5, as it is more flexible and vapour permeable and as such, would be a more appropriate. They consider the use of NHL3.5 would cause slight harm to the listed building. They consider that this could be dealt with by way of a suitably worded planning condition.


	Observations/Consideration of Matters Raised/Conclusion:

As such, subject to a condition to secure a Natural Hydraulic Lime NHL2 rather than NHL3, the proposal complies with Key Statement EN5 and Policies DMG1 and DME4 of the Ribble Valley Core Strategy and the requirements of Section 16 and 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and Section 16 of the National Planning Policy Framework and would not result in harm to the designated heritage asset. Having regard to all material considerations and matters raised, the application is recommended for approval subject to conditions.


	RECOMMENDATION:
	That listing building consent be granted subject to the imposition of conditions.
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