
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/JS

	Application No: 
	3/2007/0341/P (PA), 3/2007/0342/P (LBC) AND 3/2007/0343/P (CAC)

	Development Proposed:
	Demolition of flat roofed single storey hall extension.  Addition of small conservatory extension to the kitchen and a link to the barn.  Replacement of white uPVC sunroom with a stone built garden room (LBC)

Alteration and extension comprising demolition of single storey entrance hall, addition of conservatory and barn link and replacement garden room (PA)

Removal of stylistically unsuitable and poorly designed single storey entrance hall extension.  Restoration of the north elevation windows and doors to their original configuration before their alteration in the 1950s (CAC).

New Hall, Edisford Road, Waddington

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Historic amenity societies – Consulted, including RVBC pre application letter advising of concerns with development – No representations have been received.

LCC (Highways) – Consulted 15 May 2007 including copy of letter from local resident referred to below – No representations have been received.

LCC (Archaeology) – The proposed alterations may result in the loss of some historic fabric and it is therefore recommended that an archaeological record of the building be made should the authority be minded to grant consent and prior to the commencement of works (condition suggested). 



	CONSULTATIONS: Additional Representations

	One letter received from the resident of West End Lodge, Edisford Road, Waddington which makes the following points:

1.   Removal of the single storey entrance hall extension and restoration of the north 
elevation windows and doors will enhance the property – no objections.

2.    Removal of the white uPVC conservatory and replacement of a garden room as shown on the application will enhance the property.

3.   The addition of a small conservatory extension on the kitchen is acceptable, providing that the structure is hardwood and not uPVC – the latter being considered totally unacceptable.

4.   The addition of a small link to the barn is in fact a link to the present three stall stable and is acceptable providing that it is kept almost entirely in glass so as to minimise its impact and retain the present visual separation.

RVBC letters do not make any reference to the relocation of the entrance gate from Edisford Road.  The application showing that they are to be moved in from the present position.  Formation of a vehicular area fronting the road gives cause for considerable concern, as Edisford Road opposite my property and the Lower Buck Inn is used by very large commercial vehicles, for example, large tractors, Blackpool Caravan Company (large static caravans on low loaders being in transit to Edisford Bridge Caravan Site), commercial vehicles plying goods to the Lower Buck Inn and large numbers of local visitor traffic, the latter particularly at normal weekends throughout the year and at event weekends.

It is quite certain that the unauthorised use of the newly created off road area will be used for traffic movement, turning round and even parking, and this will have safety implications due to the very limited sightlines.

Therefore, based on experience of living opposite Waddington New Hall, I am of the opinion that no change should be made to the entrance gates.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990

Policy ENV19 - Listed Buildings.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV20 - Proposals Involving Partial Demolition of Listed Buildings.

Joint Lancashire Structure Plan Policy 21



	POLICY REASONS FOR REFUSAL:

	The proposal would be harmful to the character and setting of the listed building because of the extent and style of new glazed additions, the use of misleading historic styles in new windows and doors, and the unnecessary loss of historic fabric.



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

	New Hall Waddington is a Grade II listed building described in the list description as a “House, possibly circa 1800 with 17th Century remains and later 19th Century alterations”.  Investigations by the agent would suggest that it is a 17th Century house which has gone through various remodellings and reorderings to take account of changing occupier requirements and fashions.

In February 2007 the agents were advised of a number of concerns in respect of proposed development (see letter 10 February 2007).  

There does not appear to be a planning history for this site.  The 1968 Ordnance Survey Map, and the 1908 plan submitted with the application, appear to show glazed structures adjacent to the south elevation of the barn/stable.  However, these do not appear to equate with the present uPVC conservatory.  The 1908 map also shows the link wall between house and barn.  

I am mindful that the agents have revised the scheme following site meeting and the receipt of pre application comments.  However, I still believe the extent and (Georgian) style of new glazed buildings to be harmful to the character, setting and interpretation of the historic development of the listed building, and the character and appearance of the conservation area.  I am mindful of PPG 15 para C.7 in this respect.

The design and access statement provides limited justification for the reopening of blocked openings, the creation of new openings and the style of new doors and windows.  Mindful of PPG15 para C.6 I am concerned that these proposals are not historically authentic and would be misleading in respect to the “reading” of the building.

Whilst I do not find the mid 20th Century extension to be objectionable I do not believe its retention should be insisted upon.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














