
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/EL

	Application No: 
	3/2007/0458/P (LBC) & 3/2007/0457/P

	Development Proposed:
	Demolition of front half of detached out-building; lining of exposed existing brick wall with masonry; small extension to retained part of out-building to provide garden store and refuse/bin store; removal of part of front boundary wall to provide access to off road car parking area at Brookhouse Farm, Clitheroe Road, Waddington

	CONSULTATIONS: Parish/Town Council

	Parish Council – Waddington Parish Council – No objections.  



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Lancashire County Council (Highways) – originally commented that no objections in principle to this application on highway grounds.  The proposed alterations to the access and the internal layout will enable vehicles to access Clitheroe Road in a forward gear and represents a marked improvement on the existing situation, providing a significantly safer access at this location.  

Verbally commented 10 July 2007 that car parking and ability to leave in forward gear could also be achieved by providing same facilities in existing lawn area.  Agreed that likelihood, from plan reference to “extent of existing front boundary wall to be removed, to be determined later after lowering of ground level and trial of vehicle movement…”, of more front wall being removed than drawn on the plan.

Historic amenity societies – consulted, no representations received.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings & Conservation Areas) Act 1990.

Policy ENV19 - Listed Buildings.

Policy ENV20 - Proposals Involving Partial Demolition of Listed Buildings.

Policy ENV16 - Development Within Conservation Areas.

Policy G1 - Development Control.

Policy G8 – Sustainable Development

	POLICY REASONS FOR REFUSAL:

	The proposal would be harmful to the character and setting of the listed building and the character and appearance of Waddington Conservation Area because of the replacement of a traditionally built out-building and boundary walling with car parking at a prominent part of the site. 



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

	Brookhouse Farm is a Grade II listed farmhouse with barn adjoining to north west (now converted) of the mid 18th century.  The farmhouse, an out-building and curtilage walling fronts Clitheroe Road and is prominent in Waddington Conservation Area.  

A design and access statement has been submitted which states that the existing vehicular access is 3.1m wide and to facilitate movement of vehicles it is proposed to remove the minimum amount of existing stone boundary wall, this being anticipated in the region of 2m ie the present curved splay.  However, a note on the plans (see above) suggests further loss of front walling is anticipated.  The agent states in a letter that the formation of the off-road/forecourt parking area can only be advantageous bearing in mind the amount of traffic which uses Clitheroe Road, and indeed, the narrowness in part of the road near the bridge.

On request the agent has submitted a historical assessment of the out-building. This states that the building is shown on the 1911 Ordnance Survey but not on the 1848.  The agent suggests that the building was erected in the late 19th century/early 20th century.  The building was formally used as a store/WC.

The traditionally built stone out-building is simply and functionally detailed and is gable on to Clitheroe Road.  It appears to have been re-roofed and windows and doors, although traditional in character, do not appear to be original fabric. It is clear that the out-building is not the most important part of the listed building or its fabric (it is not mentioned in the list description).  However, it does represent a physical record of how the site developed and was used and is not without character or contribution to setting. The Waddington Conservation Area Appraisal (April 2007) includes within its Summary of Special Interest ‘The harmony of newer and older buildings resulting from the continued use of traditional building materials and styles into the early years of the twentieth century’.In the Appraisal’s Architectural Qualities is included boundaries defined by stone walls.

I note the comments of LCC’s highways officer.I also note an Inspector’s comments at appeal (3/2005/0763 - rear link extension and conversion of outbuilding), albeit before further development took place on the site, that ‘There would remain sufficient space on-site to park several vehicles and turning space would remain unaltered.There is therefore no need to require, by imposition of a condition, the submission of a parking and turning scheme for approval by the Council’.

I note that it is proposed to demolish a utility/store and erect a store.I am mindful of Policy G8(f) of the Districtwide Local Plan and embodied energy issues.

In my opinion the proposed works are unnecessary and harmful to the character and setting of the listed building and the character and appearance of Waddington Conservation Area. The loss of the return and curved section of boundary walling as drawn on plan is tolerable, particularly if this enables highway safety improvement.  However, the replacement of the out-building and front boundary walling with vehicle parking at the most prominent part of the site does not safeguard the historic context of the listed building or preserve or enhance the Conservation Area. Paragraphs 2.16 and 2.17 of PPG15, and Policy ENV20 of the Districtwide Local Plan which states that “Proposals involving the demolition or partial demolition of listed buildings will be refused unless the demolition is unavoidable”, are relevant.    

From site inspection and discussions with builders on site, I note that the stone wall shown on the plans at the rear of the site has very recently been demolished.Together with vegetation removal this has opened up views from Clitheroe Road of the modern estate at the rear. 



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














