
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref:  AD/JS

	Application No: 
	3/2006/0786/P (LISTED BUILDING CONSENT)

	Development Proposed:
	Living accommodation in empty loft space above garages.  Oak framed garage.  The existing building envelope will remain with new mullion windows added to provide light internally.  All materials to match existing at Osbaldeston Hall, Osbaldeston Lane, Obaldeston.

	CONSULTATIONS: Parish/Town Council

	Parish Council – No representations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC( Archaeology) – do not consider any further archaeological response necessary.

English Heritage – No objections in 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.



	CONSULTATIONS: Nearby Residents

	N/A



	RELEVANT POLICIES:

	Planning (Listed Building and Conservation Areas) Act 1990

Policy ENV19 - Listed Buildings.



	POLICY REASONS FOR REFUSAL:

	The number and style of window openings proposed to be inserted in the existing building would be harmful to the character and setting of the listed building.  



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

	Osbaldeston Hall is a Grade II* listed house probably of c. 1600 with remains of the 16th century and earlier, and altered in 1946.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 has not been 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 a garage.  However, I am mindful of PPG15 para 2.16  and the setting of a listed building often being an essential part of its character, and of para 2.17 and the setting of individual listed buildings very often owing character to the harmony produced by a particular grouping of buildings (not necessarily all of great individual merit) and to the quality of the spaces created between them.  I also note the comments of English Heritage in respect of the detailed design of the new openings at first floor facing the principal listed building.  

In my opinion the proposed openings are too numerous and of a domestic style which completely changes the nature and appearance of the building at this important elevation.  This is at odds with the recent English Heritage guidance “The Conversion of Traditional Farm Buildings: A Guide to Good Practice”, ie “A sensitive conversion respects the ties the building has with its landscape setting and avoids imposing alien features” (page 29); “There should always be a presumption in favour of maximising the use of existing openings without changing their size, and limiting the formation of new ones” and “New openings can be expressed as modern interventions without resorting to making them appear historic” (page 15);   “A variety of window sizes rather than a series of regular openings can work well with the plain, rather austere elevations of many farm buildings” (page 16).  

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



	RECOMMENDATION: That listed building consent be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














