Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/EL

	Application No: 
	3/2008/0542/P (LBC)

	Development Proposed:
	Rebuild gable end wall due to impending failure at Bailey Hall Farm, Bailey Hall, Hurst Green

	CONSULTATIONS: Parish/Town Council

	Parish Council – Aighton Bailey & Chaigley Parish Council - No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	RVBC (Building Control) 5 September 2008 - the gable wall at the barn is in a very dangerous condition due to a large bulge appearing in the centre of the gable.  The wall needs to be rebuilt completely with a return on the front and rear elevation of at least 1.25m.  The front corner has had further movement and therefore it is becoming imminently dangerous of collapse.  This could lead to the loss of the cruck barn.  

RVBC (Footpaths) – Recommend that a note be attached requiring the applicant to contact Lancashire County Council in respect of any necessary footpath closure whilst works are being undertaken.

English Heritage – Do not wish to offer any comments on this occasion.  Recommend the application be determined in accordance with national and local policy guidance, and on basis of RVBC specialist conservation advice.  Note requirement to refer to Government Office North West.

Society for the Protection of Ancient Buildings – The Society would support the repair of this wall with rebuilding in situ as a first option.  This would need to be considered by a structural engineer who has experience of dealing with historic buildings to see if it is viable.

If the engineer concludes that rebuilding of the gable wall is necessary, then we would support the rebuilding work being carried out using the existing material where possible with any new material being like for like with the original construction.  The construction of the wall would also need to be built in the traditional manner of a solid wall construction not a modern cavity wall construction.  

Unfortunately, it seems that an engineer has not been involved with this application and there is no mention of the methodology behind how the wall would be rebuilt.  For these reasons the SPAB must object to the current application until the above issues are addressed.  However, SPAB would urge the applicant to secure the wall in its existing state to ensure that further collapse does not occur and seek a more appropriate conservation approach as outlined in this letter.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings & Conservation Areas) Act 1990.

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

Policy ENV19 - Listed Buildings.

Joint Lancashire Structure Plan Policy 21.



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

	Bailey Hall Barn is a Grade II listed cruck barn, possibly 16th century with walls of sandstone rubble probably 19th century, and with slate roof (list description).  It is 500m to the west of Bailey Hall (Grade II listed) and the remains of the Chapel of St John the Baptist (Grade II listed).  Bailey Hall moated site, fish ponds and Chantry of St John the Baptist is a Scheduled Monument.  

The application for listed building consent follows the Borough Council's receipt (via English Heritage, 28 March 2008) of a complaint concerning alleged damage to the barn.  In the absence of evidence in this regard, the Borough Council has prioritised prompt repair of the building over enforcement consideration.  Both the owner and tenant of the barn were asked to address the state of repair of the barn gable (see letter 31 March 2008) when it was recommended that a structural engineer with experience in historic building work be appointed.  

I would agree with SPAB that the application (from the building’s owner) contains insufficient information in terms of building structural condition or proposed repair.  The applicant advises that a structural engineer has examined the building but his report has been delayed by a long holiday.  However, I am very mindful of the comments of the RVBC Building Control officer and believe further delay could result in loss of the cruck barn (the gable wall subject of the application is part of a 19th century extension to the 16th cruck barn).



	SUMMARY OF REASONS FOR APPROVAL:

	The like for like rebuilding of the gable wall is necessary to ensure the preservation of the listed building.



	RECOMMENDATION: That listed building consent be granted conditionally.


DATE INSPECTED: 














