Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/JS

	Application No: 
	3/2008/0004/P (PA) AND 0005/P (LBC)

	Development Proposed:
	Refurbishment and rearrangement of the self catering units in the former Home Farm Buildings.  Extend the self catering units into former storage areas.  Refurbishment of staff accommodation in Rose Cottage.  Adjust access track to allow better disabled access including demolition of a storage shed.  Landscape front of the building including the erection of terraces at Waddow Hall, Waddington Road, Clitheroe.  

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC (Archaeology):  No archaeological comments to make.

LCC (Highways):  Consulted.  No Comments received. 

Historic amenity societies:  Consulted.  No comments received.

RVBC Countryside Officer:  Protected species – the bat survey has recorded the presence of a bat roost located in the roof space of Home Farm Cottage.  It is noted that the proposal plan numbered 4393/P/1 indicates bat roost to be protected, however, it needs clarification on what is exactly meant by this.

The bat roost must remain intact and unaffected by any of the development work and all site operations must be in accordance with paragraphs 6.1, 6.2 and 6.3 of the recommendations included in the survey report.

Trees – there is insufficient detail on trees which will be affected by the proposed outdoor platform spaces, and which trees are being considered for removal;  both of which will have a material effect on visual amenity value but more crucially the foraging area for bats.  

Conclusions – there are some gaps in information about the impact of the proposals on both protected species and trees.  



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990

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

Policy ENV19 - Listed Buildings.

Policy ENV3 - Development in Open Countryside.

Policy G5 - Settlement Strategy.



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

	Waddow Hall is a Grade II large house of the late 18th Century with early 17th Century remains.  The house was acquired by the Girl Guide Association in 1927 (list description).  The house is set within a designed landscape (in Category B of Historic Designed Landscapes of Lancashire, Manchester Metropolitan University 1998) which is also within the open countryside outside of the Area of Outstanding Natural Beauty.  

The applications relate to Home Farm buildings, presumably part of the listing by virtue of Section 1(5) of the Planning (Listed Buildings and Conservation Areas) Act 1990, immediately to the west of the Hall.  An appraisal of the architectural and historical significance of the buildings has been submitted.  This notes that the house and outbuildings are inter-visible;  that the former stables is the most significant building because of its age, the incorporation of reused stone and timbers from earlier structures on the site and the retention of stable stalls;  that little historically significant fabric appears to remain in the Manager’s House and Garage/Store;  that Ranger Cottage is probably early/mid 19th Century but was extensively altered internally in the 20th Century.

A design statement accompanies the applications.  

A bat survey accompanies the applications which concludes that a bat roost is present in one loft space at Home Farm with an adjacent loft occasionally frequented; there are opportunities for temporary use or hibernation beneath ridge tiles or roof slates in the storage building.  The survey recommends that the Home Farm loft space be retained for the continued use by bats. 

A pre application site meeting was held at which concern was expressed at the proposed level of historic fabric alteration/removal and, in particular, the removal of the ground floor façade to Ranger Cottage.  It was also suggested that an architectural and historic appraisal accompany the application.  

In my opinion, and following negotiation with the agent, the proposals are acceptable.  I am mindful that the proposed works are to a curtilage building of Waddow Hall which is not referred to in the list description, of the conclusions and recommendations contained within the architectural and historic assessment, and of the degree of modern alteration which has already occurred to the buildings.   I would concur with the Countryside Officer that further information is required in order to assess the impact of the proposed outdoor platform spaces.  



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal, subject to amendment by condition, would have an acceptable impact on the character and setting of the listed building.



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


DATE INSPECTED: 














