Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/JS

	Application No: 
	3/2007/0344/P (LBC)

	Development Proposed:
	Render east elevation, reconstruction of chimney, removal of velux windows, replacement of patio doors with three light window, reconstruction of porch at Edisford Hall Farmhouse, Edisford Road, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town Council – The application would appear to be the outcome of discussions between RVBC officers and the applicant.  Whilst no objections, would like to register view that some alterations required, particularly the removal of the roof lights and reduction in the size of the porch, are unnecessary and perfectly acceptable as currently constructed.  



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	English Heritage – having considered the case history/nature of building believe RVBC letter of 9 March 2007 addresses the most pressing points for attention.  Particularly keen to see the removal of the roof lights and the French windows which are entirely alien.  

Appreciate RVBC reluctant to take formal action against the owners and must register deep concern at the flouting of the planning and listed building regulations. Having mentioned an enforcement notice in the RVBC communications with the owners in 2006 it might seem prudent to seek a satisfactory and robust solution to this case. 

Council for British Archaeology – understand that proposals put forward to address unauthorised work. 

Photographic evidence shows very clearly how much alteration this building has suffered.  Almost every window on the main elevation, for example, has been altered.  The historic fabric and features that gave information on the interior plan, importance of the rooms, dating evidence etc has been lost.

The proposals move some way towards addressing a very serious problem of unauthorised works to this listed building and have the CBA’s support.  Whether further action is needed is left to RVBC to decide.

Society for the Protection of Ancient Buildings – the unauthorised works have significantly altered the appearance of the building.  Sadly, all traces of the historic building have been removed from the front (east) elevation of the building, which now has the appearance of a new building.  This uniform appearance and exposed stonework is at odds with the listing description and with how this farmhouse would have originally been finished.  The unauthorised process of rebuilding this front elevation has meant the loss of all the historic fabric and workmanship from this elevation, which is deeply regrettable.

The remaining unauthorised works outlined in the application such as the introduction of roof lights and rear patio door, removal of a chimney and rebuilding of the front porch are all equally inappropriate for this  building.  Again, these have altered the appearance of the listed building and damaged the historic fabric unnecessarily.

SPAB welcomes the proposals, which go someway to softening the unauthorised and inappropriate modern alterations on this building.

SPAB have provided further comment in respect of proposed render application/finish and mortar mix (see letter 26 June 2007).  

Ancient Monuments Society – saddened to see the damage wrought by unauthorised works to this late 18th Century farmhouse which retains late medieval and 17th Century fabric.  Fully support RVBC’s actions to remedy the situation and hope that the proposed works will succeed in restoring some dignity to this ancient building.  



	CONSULTATIONS: Additional Representations.

	The residents of Edisford House (opposite) are extremely happy with the alterations already undertaken and wish that the same would be allowed at Edisford Cottages.  Work standard is high and tasteful.  As surrounding properties are un-rendered more appropriate for Hall to remain so.  Removing unobtrusive sky lights is a waste of energy and materials and a contradiction to the Council’s efforts to be “green”.  The porch is now a functional size and does not look out of place.

The resident/proprietor of Edisford Bridge Hotel (opposite) believes rendering the east elevation would have aesthetic repercussions.  The building has been in its current form for 4 or 5 years and is a distinct improvement to the drab grey rendered outlook.  Re-rendering the wall will not accomplish anything of value.  

The residents of Edisford Hall Barn have no objections to any of the alterations already made.  Work has enhanced the building’s appearance and in the main is in keeping with its listed status.  Do not understand why it is necessary to cover beautiful stonework with rendering not in keeping with the rest of converted properties in the complex.  Planning permission was granted for the kitchen extension which is inferior (and not rendered) to the recent alterations.

Also the adjoining cottages can only be improved if plans are approved for its development.  Drainage pipes are an eyesore.

This property spoils an otherwise smart and well maintained group of properties all of whom pay high levels of council tax.  Have waited 10 years for this eyesore to be improved.  



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990

Policy ENV19 - Listed Buildings.

Policy ENV20 - Proposals Involving Partial Demolition of Listed Buildings.

Joint Lancashire Structure Plan Policy 21



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

	Edisford Hall Farmhouse and two cottages adjoining to north is a Grade II listed building.  The list description suggests that it is late 18th Century (with 17th Century remains and late medieval fragments).  However, a recent archaeological study of the cottages (see application 3/2006/0933) suggests that an earlier date might be attributed to the building.

In November 2005 unauthorised works to the farmhouse were discovered whilst inspecting the cottages.  The most significant works (including an unfaithful rebuild in modern construction of the front elevation of the building) are listed in my letter to the owner of 15 June 2006.  In my opinion the works undertaken have been extremely harmful to the character and setting of the listed building and threaten its interest as a building of architectural and historic interest.  The works now proposed do not undo the destruction wrought but provide some cosmetic relief to the harsh modern development which has been created.The agent has clarified by amendment to the Design & Access Statement (see letter 5 September 2007 in response to my letter 23 August 2007) that regularisation of the unauthorised work does not form part of this application.However, I would still suggest that for the avoidance of any doubt the decision notice makes it clear that retrospective consent for unauthorised works is not being granted.

Mindful of the comments of English Heritage and the historic amenity societies I would recommend that listed building consent be granted.The agent has confirmed that a revised render (lime rough cast as suggested by SPAB) is acceptable.  I am mindful of the comments of nearby residents and of the Parish Council but in my opinion the partial amelioration works are a bare minimum to restore some dignity to this building which was listed for its national significance (see para 6.16 of PPG15 and 6.15 of Revisions to Principles of Selection for Listing Buildings).



	SUMMARY OF REASONS FOR APPROVAL:

	The proposals, subject to amendment by condition, soften the impact of detrimental unauthorised works on the appearance of the listed building.  



	RECOMMENDATION: That conditional listed building consent be granted.


DATE INSPECTED: 














