
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/MN

	Application No: 
	3/2004/1072/LBC 

3/2004/1086/PP

	Development Proposed:
	Single storey utility and WC extension (LBC) .Utility and cloaks extension on rear of property (PP) at Owl Cottage, Waddington Road, West Bradford

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections (3/2004/1086).



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Lancashire County Council (Archaeology) – The alterations and conversions proposed will have a significant impact on the historic character and appearance of the building and may result in the loss of some historic fabric.  It is recommended that a record be made prior to conversion.  A condition is suggested.

Council for British Archaeology – Requested further details on application – sent 22/11/04.



	CONSULTATIONS: Nearby Residents

	The owner/occupier of Eaves House Barn is aware of the proposal which has his full support.



	RELEVANT POLICIES:

	Policy ENV19 - Listed Buildings.

Lancashire Structure Plan Policy 22a

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H17 - Building Conversions - Design Matters.

Policy H18 - Extensions to Converted Buildings.



	POLICY REASONS FOR REFUSAL:

	Policy ENV19, Lancashire Structure Plan Policy 22a 



	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Owl Cottage is a stone built late 18th Century Grade II listed cottage with adjoining barn.  The barn has been converted to part of the dwelling.  The front elevation has two modern porches, one at the house and one at the barn.  At the west elevation a garage has been converted to a lounge. The site also includes a detached double garage to the rear and one other outbuilding to the east.  Owl Cottage is accessed off an unadopted road off Waddington Road, West Bradford.

84/263 – Two stables on the east side of the cottage.  Granted May 1984.

82/571 – Garage.  Approved.

92/642 – Listed Building Consent for the conversion of an existing detached garage to a lounge area at the south west elevation.  Approved.

02/584 – Planning permission refused for a proposed three storey extension at the rear. 

“English Heritage comments at that time - the alterations to the rear of the wash house.  The plan- form of the original cottage here is very much part of the special interest of the building; the arrangement of the main heated kitchen with wash house/scullery to its rear and a parlour to its right (present dining room) is typical of small vernacular houses in the north.  Erasing this by demolishing the wall between wash house and kitchen,… will damage the special interest of the building.  Original historic fabric and the plan form should be retained unless a very good case can be made, ….

An extension may be acceptable here, provided that it does not involve loss of fabric….  Is this extension really justified, in a building that has already taken in the former barn, which has eroded some of the building’s character.  Any further damage, and the building my become unlistable.”

In my opinion, this listed building has already undergone significant alteration, extension and conversion and its special interest has diminished as a result.  I believe paragraph 3.13 of Planning Policy Guidance 15 is relevant in that “… Some listed buildings are the subject of successive applications for alteration or extension: in such cases it needs to be borne in mind that minor works of indifferent quality, which may seem individually of little importance, can cumulatively be very destructive of a building’s special interest.”

The rear elevation of Owl Cottage is the only elevation not to have been recently extended (including a substantial chimney stack to the “barn”).  However, this elevation appears to have been the subject of inappropriate window installation and/or substantial stone surround renewal.  All windows are stained timber and double glazed.  Walls have been inappropriately pointed in style and materials.  The proposal would hide some of the last remaining historic window and door stone surrounds further confusing the plan- form and “readability” of this building.

The proposed removal of internal walls and door has not been justified in terms of its impact upon the historic fabric.  I am mindful of the comments of English Heritage on the previous application and am concerned that this work may also be detrimental to building plan- form.



	RECOMMENDATION: That planning permission and Listed Building Consent be refused.
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