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DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/CMS

	Application No: 
	3/2008/0314/P (LBC) & 3/2008/0315/P (PA)

	Development Proposed:
	Demolition of existing porch and new replacement porch.  Single storey glazed link between the hall and the existing outbuildings.  Proposed garden room extension on existing outbuilding to replace an existing conservatory.  An open porch on the southern elevation of the service wing and a car port addition to the coach house.  Retrospective permission is also sought for renovation works to the existing house at Waddington New Hall, Edisford Road, Waddington

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Lancashire County Council (Archaeology) – Works will require the removal of original fabric as well as changes to circulation patterns within the building.  Given the importance of this building, the Lancashire County Archaeological Service recommend that if minded to grant permission to this or any other scheme, an archaeological record of the building be made (condition suggested).

Historic amenity societies – Consulted, no representations received.



	CONSULTATIONS: Additional Representations.

	The resident of West End Lodge, Edisford Road, Waddington, has no objections.  However, he believes that the original dog kennels are part of the historic character and questions the need for the car port, bearing in mind that there is garaging already provided in the west end of the coach house.  He also notes the potential problems from mature evergreen trees at the property adjacent to the coach house.  A recommendation for a roof light manufacturer is also given.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.

Policy ENV19 - Listed Buildings (setting).

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

Policy ENV16 - Development Within Conservation Areas.



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

	New Hall, Waddington, is a Grade II listed house, possibly circa 1800, with 17th century remains and later 19th century alterations, prominently sited within Waddington Conservation Area.

In June 2007, listed building consent, conservation area consent and planning permission was refused for the demolition of a 1930’s porch, proposed conservatory (to kitchen), a garden room (to barn) and a link extension (house/barn).

In November 2007 listed building consent was granted for the removal of Welsh blue slate from the front (south) roof slope and replacement with natural stone slate to match rear (north) roof slope. 

In November 2007 a listed building consent application was withdrawn in respect of the proposed removal of existing cement based pebble dash render, replacement of brick infill with stone, and the replacement of concrete quoins with stone quoins.

The current application follows pre-application discussion and has been subject to negotiation and revision.  It should be noted that unauthorised work to the Coach House was the subject of complaint to the Borough Council in 2007; the case officer also discovered extensive unauthorised work in progress (removal of first flooring and ceiling, wall plaster stripping, and alterations to disused fire place – see photos) to the house on his site inspection (interior) of the 13 June 2008.

In my opinion the proposed, and not yet implemented, works shown on the revised drawings received 16 October 2008 are acceptable.  However, I am mindful of paragraph 3.42 of PPG15 in respect of applications for the regularisation of unauthorised works to a listed building and in particular to “… should contain sufficient information.  LPA's should not grant consent merely to recognise a fait accompli; they should consider whether they would have granted consent for the works had it been sought before they were carried out …”.  In my opinion the two paragraphs (points 2 and 6) in the letter received 16 October 2008 provide insufficient analysis description and justification of the unauthorised works, and of the situation before works were undertaken, to grant listed building consent for these elements (LCC Archaeology comments as to the importance of this building and the need to record any historic fabric to be lost or damaged appears relevant).  Therefore it is recommended that a condition deletes these work elements from the consent/permission. 



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed works, subject to amendment by condition, 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: 














