Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/CMS

	Application No: 
	3/2006/0784/P

	Development Proposed:
	OAK FRAMED GARAGE EXTENSION TO AN OUTBUILDING, INCLUDING ACCESS STAIRWAY AND BALCONY TO THE PROPOSED ANCILLARY ACCOMMODATION AT OSBALDESTON HALL, OSBALDESTON LANE, OSBALDESTON.

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Lancashire County Council (Highways) – No LCC highway observations.

Lancashire County Council (Archaeology) – Do not consider any further archaeological response necessary.

English Heritage – No objection to principle.  However, because the site is of high archaeological sensitivity, recommend an archaeological watching brief during foundation excavation for the extension.  Some concern about the detailed design of the proposed new openings in the existing building and recommend that the advice of the Local Planning Authority be sought and followed.

Environment Agency – Standing advice suggests consultation unnecessary.Proposal is more than 8m from river bank (12m).However, a FRA should have been provided (could be reason for refusal).The LPA should determine the adequacy of the FRA without further reference to the agency.Susceptability to flooding is a material consideration.PPG25 para 58 minor extensions shouldn’t raise significant issues unless direct and adverse effect on watercourse or its flood defences,would impede access to flood defence and management facilities or where cumulative impact of such developments would have a significant effect on flood storage capacity or flood flows.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings & Conservation Areas) Act 1990

Policy ENV19 - Listed Buildings.

Policy H18 - Extensions to Converted Buildings.

Policy G7 - Flood Protection Policy.

Policy ENV3 - Development in Open Countryside.

Policy G5 - Settlement Strategy.

Policy G1 - Development Control.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Osbaldeston Hall is a Grade II* listed house probably of c 1600.The list description does not refer to curtilage buildings.  

In 1994 (3/94/0456/P) listed building consent was granted for the demolition of a stone barn and brick cow sheds adjoining the stone building the subject of this application.  The Society for the Protection of Ancient Buildings referred to that barn as not appearing to be particularly outstanding having undergone substantial alteration over the years.

In 1995 (3/95/0337 & 0336) listed building consent and planning permission was granted for an indoor arena on the site of the stone barn referred to above and conversion of the building subject of this application to a garage.

The demolition of the stone barn and provision of indoor arena was not implemented.  However, the garage works were undertaken, including provision of the garage door opening in the middle and at the left of the east elevation.


The building the subject of this application and the stone barn are not shown on the 1845 Ordnance Survey map but are shown on the first edition 1:2500 map (late 19th Century?).

In my opinion the building is of little individual interest particularly after its conversion to garage.

Listed Building Consent application 3/2006/0786/P is also being considered by the Borough Council.

In my opinion the proposed extension has an acceptable impact on the character and setting of the listed building.  I also do not consider the impact of balcony overlooking to be significant given the adjacent buildings/land being part of a farm stead. Whilst a Flood Risk Assessment should have been included with the application I do not anticipate that the proposal (a structure raised on posts above ground level; existing surfacing is mostly tarmac; no apparent compromise to river bank access from the site as a whole) would raise any significant issues in this respect or require any mitigation measures, and would suggest  the submission/acceptance of a FRA to be unnecessary. 

However, the number and style of new window openings would be harmful to the character and setting of the listed building.  As this element does not require planning permission, but is shown on the submitted plans for consideration, I would suggest a condition be attached clarifying that planning permission does not include the new windows.

The “pre-consultation” referred to in the agents letter is reference to the question posed as to whether the development required LBC/PP or not, and the Borough Council’s responce.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed extension has an acceptable impact upon the character and setting of the listed building and the character of the open countryside.  This is in accordance with Policies ENV19 and ENV3 of the Districtwide Local Plan.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














