Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/JS

	Application No: 
	3/2007/0689/P (LBC) and 3/2007/0690/P (PA)

	Development Proposed:
	Replacement of existing garage/workshop/fitness room at Lovely Hall, Lovely Hall Lane, Salesbury.

	CONSULTATIONS: Parish/Town Council

	Parish  Council – No representations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No representations have been received.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990 

Policy ENV19 – Setting of Listed Buildings.

Policy ENV20 - Proposals Involving Partial Demolition/Alteration of Listed Buildings.

Joint Lancashire Structure Plan Policy 21

Policy ENV3 - Development in Open Countryside.

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.



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

	Lovely Hall is a Grade II listed house of c.1600, altered in 1735 and 1874.  

In 1972 permission was refused for the conversion of a play room to a garage at the ground floor of the 1874 gabled addition.  In 1972 planning permission was granted for the improvement of the cottage adjacent to the current proposal to make it habitable.

In March 2007 listed building consent and planning permission was refused for the replacement of the existing garage/workshop/fitness room because of the replacement building’s scale and dominance of adjacent historic buildings.  The Society for the Protection of Ancient Buildings and the Georgian Group both objected to the scale and height of the replacement building in comparison to adjacent historic buildings.  However, SPAB did not object to the principle of existing building replacement and the Georgian Group acknowledged that the existing building had been altered in recent decades and its historical significance severely downgraded.  The Georgian Group also objected to the proposed increase in building footprint.  

A Design Statement states that the outbuilding concerned forms part of the courtyard to the north east (rear) of the main house, linking what was probably former staff accommodation to an adjoining farm building.  It is in poor condition with flat roofs and internal block walls.  The rear retaining wall is structurally unsound with cracking showing evidence of significant movement.  The existing construction has no evidence of damp proofing.  The only feature of any merit whatsoever is the window in the short (south west) length of wall in the courtyard (which is to be retained). 

The overall height of the replacement building has been reduced by removal of its apex and incorporation of a central flat roofed section.  Whilst this is not a roof form present elsewhere on this site I am mindful that the incorporation of flat roofed sections in hipped roofs, and similar devices to limit the height and prominence of roofs, has architectural and historical precedent.  However, in my opinion the number and regularity of roof lights on both roof slopes draws unnecessary attention to the roofs and I would suggest they be limited to two on each roof slope (some rooflights are appropriate as roofs are not prominent – see PPG15 para C.35;part of the first floor is to be used for storage).  

Windows on the rear elevation appear to be sashes – I would suggest that a condition require these to be traditional vertical openers rather than pastiche “mock sashes”;  the loss of glazing bars would also reduce the visual impact of double glazing and would help to distinguish this new building from historic buildings on the site.

I note that neither SPAB or the Georgian Group have commented on the revised scheme.  Whilst the proposals result in the loss of a number of historic walls I am satisfied that this element of the listed building no longer has special interest and I also note the agent’s comments in respect to building condition.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed loss of historic fabric is justified and the replacement building would have an acceptable impact upon the character and setting of the listed building.



	RECOMMENDATION: That conditional listed building consent and planning permission be granted.


DATE INSPECTED: 














