
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/EL

	Application No: 
	3/2008/0272 (LBC) & 3/2008/0204 (PA)

	Development Proposed:
	Roof alterations and construction of four dormers (2 front and rear) to provide bedroom and en-suite, with the addition of a staircase for access at Mellor Lodge, Preston New Road, Mellor

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections provided all conditions applicable to the property’s status as a listed building are fully complied with.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Lancashire County Council (Archaeology) – No archaeological comments to make.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Policy ENV19 - Listed Buildings (setting).

Policy ENV20 – listed Buildings (alterations/ partial demolition)

Policy ENV21 - Historic Parks and Gardens.

Joint Lancashire Structure Plan Policy 21.

Policy G1 - Development Control.



	POLICY REASONS FOR REFUSAL:

	Harmful to the character and setting of the listed building and the character of the historic park and garden because of the dominance and incongruity of new build resulting from changes to building massing and the addition of roof dormers.



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

	Mellor Lodge with gates and railings is a pair of lodges to Woodfold Hall, located adjacent to Preston New Road.  The lodges are probably of the 1790’s and by James Wyatt.  They are listed as one entity at Grade II.  The lodges are also within the Woodfold Park registered historic park and garden (Grade II).  

In 1984 planning permission was refused for the extension of the west lodge on greenbelt and conversion to residential use grounds.  Building control record at this time that the east lodge was in a roofless and dilapidated condition.  In 1988 permissions were granted for the extension of the west lodge and use of the east lodge as part of the residence.  The file shows that the extension was not built in accordance with the approved plans (eg eaves higher than that of the historic west lodge) and that a listed building enforcement notice was served at the end of 1988 in respect of the unauthorised demolition of the west lodge.  

In 1997 planning permission and listed building consent was granted for the extension of the east lodge.  These consents were renewed in August 2005 and the east lodge extension is now under construction.  

In my opinion, and notwithstanding the unauthorised demolition of the west lodge, the character and setting of the listed building has been adversely affected by the extent of new build.  This situation will be compounded noticeably by the proposed development.  The existing modern build is in two sections and falls away in height from the historic build.  The proposal to raise the height of the end section to that of the middle section and introduce two dormers, will result in a single large extension mass further dominating the historic build.  The dormers are incongruous and further draw attention from the historic build.  

I note PPG15 paragraph C.7 that “modern extensions should not dominate the existing building in either scale, material or situation” and “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”.  



	RECOMMENDATION: That listed building consent and planning permission be refused.
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