Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT – Minded to approve

	Ref: JM/EL

	Application No: 
	3/2007/0566/LBC 

	Development Proposed:
	Conversion of outbuilding to ancillary accommodation and new openings and a new gate at Osbaldeston Hall, Osbaldeston Lane, Osbaldeston and also listed building consent

	CONSULTATIONS: Parish/Town Council

	Parish Council - No observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	English Heritage – No formal views.  Previously in relation to the annex accommodation have no objections in principle but request a watching brief during excavation works.



	CONSULTATIONS: Additional Representations and Statutory Notice

	No representations have been received.



	RELEVANT POLICIES:

	Planning and Listed Building Act 1990.

Policy G1 - Development Control.

Policy ENV19 - Listed Buildings.



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

	Osbaldeston Hall is a grade II* house probably of the 1600 and altered in 1946.  The list description does not refer to courteous buildings.  The external outbuilding the subject of this application are not shown on the original OS map of 1845 and on the first edition later 19th century map.  In 1995 planning permission and listed building consent was granted for conversion of the building to form garage.  There is also a scheme for indoor arena and demolition of barns but this has not been implemented. 

A previous application for the building was refused on the basis of too many openings and the style of the windows.  Following negotiations and revised scheme has reduced the number of openings and allowed a significant glazed fenestration on the gable elevation facing towards the river.  The proposal has three first floor windows on the front elevation and four garage door openings on ground floor.  There are two conservation type roof lights.  

A new gate and wall has been the subject of significant negotiation.  The result is more simple and gateway and a reduction in the overall length of the wall and the retention of the adjoining hedgerow.  It is situated in the central position.  There are four pillars with two adjacent to the gate to have a ball on the pillars.  

The views when approaching the listed building is somewhat screened by the land levels and it is only at close level that you would see the wall.  I consider that the wall and gateway is now acceptable based on the amended plans which reduces the overall impact and retains the majority of the hedgerow.  

In relation to the conversion of the outbuilding, I consider that the amendments make the scheme acceptable and that the simplicity of the side elevation is retained.  



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant impact on the building or setting of the listed building.



	RECOMMENDATION: That the application be deferred and delegated to Director of Development Services subject to formal consultation period with the Government Office North West and that the Council be minded to approve the schemes.


DATE INSPECTED: 4 July 2007














