Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/EL

	Application No: 
	3/2007/0192/P (LBC) & 3/2007/0200/P (PA)

	Development Proposed:
	Removal of existing conservatory; alterations and extension to existing kitchen and utility areas.  To provide additional space for kitchen/dining and utility areas which is more in-keeping with the property and more aesthetically appropriate at Newfield Edge Hall, Burnley Road, Gisburn

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Lancashire County Council (Archaeology) – No archaeological comments to make.

Ancient Monuments Society – The new work does seem suitably low key, sufficient to meet the Inspector’s misgivings laid out in the decision letter of 21 December.  For that reason, no objections raised.



	CONSULTATIONS: Additional Representations.

	None received.



	RELEVANT POLICIES:

	Planning (Listed Buildings & Conservation Areas) Act 1990.

Policy ENV19 - Listed Buildings.

Policy ENV20 - Proposals Involving Partial Demolition of Listed Buildings.

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.



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

	Newfield Edge Hall is a Grade II listed house of the mid 18th century.  The list description refers to both the front (south) and rear elevations.  It suggests that the distinctly rectangular single range building may be the product of two builds – following site inspection I would concur with this.  

I understand that the existing conservatory does not have planning permission or listed building consent.  

In December 2006, an appeal was dismissed in respect of a similar proposal.  The Inspector believed ‘the complicated footprint and roof shape, the expanses of vertical and roof glazing, and the roof lights would give the extension a degree of architectural complexity that, in my view, would sit most uncomfortably against the very simple architectural forms of the main building’.   He also believed that ‘the internal alterations proposed would not harm the special architectural and historic interest of the listed building and would accord with local plan policy ENV20’ and considered a split decision.  

The revised scheme includes little change to the internal fabric demolition proposals.  I am still concerned that the interest of this historic fabric has not been properly assessed.  However, mindful of the comments of the Inspector and the Ancient Monuments Society I consider this element of the proposals to be acceptable.  

In respect of the external impact of the proposal I advised the agent at pre-application stage that a revised proposal with no projection beyond the existing gable wall returns would be preferred.  However, mindful that the Inspector did not refer to this particular concern of the Borough Council and again of the comments of the Ancient Monuments Society, I consider the proposal to be acceptable.  



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal would have an acceptable impact upon the character and setting of the listed building.  This is in accordance with Policies ENV19 and ENV20 of the Ribble Valley Districtwide Local Plan and Policy 21 of the Joint Lancashire Structure Plan.



	RECOMMENDATION: That listed building consent and planning permission be granted conditionally.


DATE INSPECTED: 














