
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT/EL

	Application No: 
	3/2007/1006/P

	Development Proposed:
	Single storey garden room at Browsholme Heights, Easington Road, Cow Ark, Lancashire for Mr & Mrs M. Henaghan.



	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Principal Planning Officer (Design and Conservation) – In his opinion, insufficient information has been submitted for RVBC or its consultees to assess the impact of the proposal upon the character and setting of the listed building - the D & A Statement doesn’t even make reference to the listing, and the plans only show a section of the building (that recently modified?). However, it his my understanding that the listed building has been subject to significant extension and re-modelling in recent times (the plans show dormers and other imposing features not described in the list description) and I would, therefore, be concerned that further modern intervention would erode the special architectural and historical interest of the building (see PPG15 3.13- cumulative impact of alterations, C.7 – extensions, C.58 – plan form, 2.16 & 2.17 – setting).



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy ENV19 – Listed Buildings

Policy ENV20 – Proposals Involving Alterations to Listed Buildings

Planning (Listed Buildings and Conservation Areas) Act 1990.

PPG15 – Planning and the Historic Environment.



	POLICY REASONS FOR REFUSAL:

	Insufficient information has been submitted for RVBC or its consultees to assess the impact of the proposal upon the character and setting of the listed building, and as such the proposal is considered harmful to the character and setting of the listed building, as further modern intervention would erode the special architectural and historical interest of the building.



	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Browsholme Heights is c.1800-detached property, situated within the Forest of Bowland Area of Outstanding Natural Beauty. The proposal seeks permission to create a sun lounge on the west-facing gable of the property, to provide additional enhanced living accommodation to the existing property to meet the needs of modern living. The extension will be constructed in natural stonework to match the existing dwelling, with oak framed windows and trusses to support the natural stone slate roof. No additional openings are to be formed within the property and no window openings will be affected. The property has been extended previously, however none of this has been mentioned within the Design and Access Statement submitted with the application. In fact very little has been mentioned within the Design and Access Statement, and as such it is considered difficult to assess the full impact on the listed building without this information. Indeed Section C7 of PPG 15 states, “Successful extensions require the application of an intimate knowledge of the building type that is being extended together with a sensitive handling of scale and detail.”
Following discussions with the Principal Planning Officer (Design and Conservation), he has offered the following comments regarding the application. In his opinion, insufficient information has been submitted for RVBC or its consultees to assess the impact of the proposal upon the character and setting of the listed building, in fact the D & A Statement doesn’t even make reference to the listing, and the plans only show a section of the building. In addition, it is his understanding that the listed building has been subject to significant extension and re-modelling in recent times (the plans show dormers and other imposing features not described in the list description) and would therefore be concerned that further modern intervention would erode the special architectural and historical interest of the building.

In PPG 15 ‘Planning and the Historic Environment’, Paragraph 3.13 states “Many listed buildings can sustain some degree of sensitive alteration or extension to accommodate continuing or new uses. Indeed, cumulative changes reflecting the history of use and ownership are themselves an aspect of the special interest of some buildings, and the merit of some new alterations or additions, especially where they are generated within a secure and committed long-term ownership should not be discounted. Nevertheless, listed buildings do vary greatly in the extent to which they can accommodate change without loss of special interest. Some may be sensitive even to slight alterations. Some listed buildings are the subject of successive applications for alteration or extension: in such cases it needs to be borne in mind that minor works of indifferent quality, which may seem individually of little importance, can cumulatively be very destructive of a building's special interest.” Section C7 also states that “Modern extensions should not dominate the existing building in either scale, material or situation. There will always be some historic buildings where any extensions would be damaging and should not be permitted.” And finally Paragraph 2.16 states that “Sections 16 and 66 of the Act require authorities considering applications for planning permission or listed building consent for works which affect a listed building to have special regard to certain matters, including the desirability of preserving the setting of the building. The setting is often an essential part of the building's character, especially if a garden or grounds have been laid out to complement its design or function.”

As such, bearing in mind the above, and notwithstanding that insufficient information has been submitted for RVBC or its consultees to assess the impact of the proposal upon the character and setting of the listed building, I would therefore recommend that permission be refused because the proposal is considered harmful to the character and setting of the listed building, as further modern intervention would erode the special architectural and historical interest of the building.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 21/11/2007
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