
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/EL

	Application No: 
	3/2007/0426/P (LBC) & 3/2007/0392/P (PA)

	Development Proposed:
	Reinstatement of the main house to its original 18th century layout.  A partially buried two storey extension to the north elevation linked by a glass atrium.  Extension includes a garage, lift and ground floor bedrooms at Cow Ark Farm, Cow Ark, Clitheroe (LBC)

Extension to existing house and insulation of below ground pipework from ground source heat pump (site area 1.25 hectares) at Cow Ark Farm, Cow Ark, Clitheroe (PA)

	CONSULTATIONS: Parish/Town Council

	Bowland Forest Lower Division Parish Council - No objections and approval was given.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	English Heritage – Do not wish to offer any comments on this occasion.  It is recommended that the application be determined in accordance with national and local policy guidance, and on the basis of RVBC specialist conservation advice.  Reference made to Government Office North West referral if minded to grant consent.  

The Georgian Group – Cow Ark Farm, although simple in design, retains a simple vernacular character, which is complimented by the existing single storey extension to the east of the building.  Its local, historical and architectural importance is recognised in its Grade II listing.  The Group welcomes efforts to restore the listed building, which it believes are generally sympathetic to its historic character.  However, the Group believes the proposed insertion of 14 rooflights to the front and rear roof elevations would be a damaging alteration which should be minimised or avoided – object to this element of the scheme.  The alterations or loss of the historic or original roof timbers associated with converting the roof space are also an issue of concern (reference is made to PPG15 C.34).  

The Group wish to strongly object to the proposed extension on the grounds that it would be excessively large in relation to the listed building, as well as damaging to its setting.   (reference is made to PPG15 C.7).  

In terms of the setting of listed building, the Group also feel the proposed extension would dominate the listed building and erode the immediate surroundings of the house.  Due to apparent elevated position of the proposed development site in relation to the listed building, negative effects of the new structure would be further accentuated (reference made to PPG15 Para 2.16).

It is understood that there is existing permission for the development of farm buildings further to the rear of the house, although in light of this the protection of the land immediately adjoining the house ought to be enforced more vigorously.

Ancient Monuments Society – Cow Ark Farm is a simple, 18th century double-pile farmhouse which retains much of its character and charm.  Whilst the AMS would welcome the conservative repair of the building, and indeed the continued use of the site as a working farm, it feels that the current proposals are damaging and unacceptable.  The rooflights proposed for the front and rear are inappropriate and detract from the carefully proportioned elevations, and the proposed new rear extension dominates the farmhouse to an unacceptable degree.  This is partly due to the differential levels of the site, but also due to the great scale of the new build, which doubles the footprint of the existing historic building.

The AMS urge the applicant to reconsider the proposals.  If the farmhouse must be extended the new building should be appropriately proportioned and sensitively sited; carefully worked to enhance the character of this ancient farmhouse, rather than detract from it.

The AMS would like to register their objections, and commend the letter sent by the Georgian Group on this application.  

SPAB – An interesting modern statement which could potencially sit well with the adjacent historic building.Reservations regarding the scale,especially height.If sunk, perhaps by a storey, then it would not detract quite so much.

Not opposed in principle to design, but scale is too dominant.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990 

Policy ENV19 - Listed Buildings.

Joint Lancashire Structure Plan Policy 21

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.



	POLICY REASONS FOR REFUSAL:

	The proposals would be harmful to the character and setting of the listed building and the setting of the nearby listed building because of the dominance of the historic building by the new build.  The proposal would be harmful to the landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty because of its scale and the cumulative impact of new buildings on the site.



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

	Cow Ark Farm is a Grade II listed, late 18th century house of double pile plan.  It is prominently sited in the Forest of Bowland Area of Outstanding Natural Beauty in an elevated location adjacent the road to Clitheroe with further public views from the road to Whitewell.  A Grade II listed lime kiln adjoins the site.

In May 2006 planning permission was granted for a new farmyard, buildings and access at the rear of the farmhouse and adjacent the Whitewell Road.

An appraisal of architectural and historic significance has been submitted with the application.  This notes that the interior appears to have been extensively refurbished in the mid or late 19th century, with the replacement of much joinery and the creation of a hallway by building a new brick wall.  This 19th century work is said to be unremarkable.  

A design and access statement and a residential building survey have been submitted which refer to the state of repair of the building and proposals for repair/alteration work.It is noted that the RBS includes reference to damp roofing works – more information required given potential damage to the historic building.  The RBS refers to repairs to the front door and stairs whilst the D&AS suggests renewal of these items.

I would agree with the comments of the AMS, The Georgian Group and SPAB in respect of the dominance of the proposed extension and numbers/location of rooflights and note the references made to PPG15.  I am also conscious of the possible cumulative impact of further new building proposed for this site on the setting of Cow Ark Farm and the adjacent, inter-visible (para 1.2 of the architectural appraisal) lime kiln.  The refurbishment works appear to be justified in the main, but I would hope (given the discrepancy between the RBS and the D&AS) for confirmation that they are to minimum intervention principles and that any necessary replacement will be like for like unless there is good reason to do otherwise.  

Mindful of the scale of the proposed extension , as well as the cumulative impact of proposed new buildings on the site, I believe the development to be harmful to the landscape and character of the Area of Outstanding Natural Beauty.



	RECOMMENDATION: That listed building consent and planning permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO
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