
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/EL

	Application No: 
	3/2008/0650 (LBC)

	Development Proposed:
	Repairs to Grade II listed farmhouse to bring it up to habitable standards at Bailey Hall, Hurst Green.

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	The Society for the Protection of Ancient Buildings – The application suggests re-pointing the walls but does not explain the mortar mix to be used.  SPAB would suggest that a traditional lime based mix is specified, which would be sympathetic to the original mortar.

The proposal for a new damp proof course in the historic walls – if damp has been identified as an issue then it would be more appropriate to understand the causes first.  There are often a number of factors at work which lead to damp problems; lack of mortar between the bricks letting in driving rain can be one of them; inadequate or ineffective drainage of rainwater from the property is a common cause usually stemming from blocked gutters; a high water table local to the property or high external ground levels can also lead to damp.  Often, by simply addressing the causes of damp, a damp proof course is found not to be required.  

SPAB note the reference to the introduction of a damp proof membrane under the ground floor.  The applicant will no doubt be aware that the introduction of a solid ground floor with membrane will prevent the evaporation of moisture through the floor as would have occurred with a traditional flagged floor or with a suspended timber floor.  This will cause the ground moisture to be pushed to the base of the outside walls, with the potential for problems with rising damp.  The impact of the moisture movement may be reduced by underfloor heating as well as the reintroduction of lime plaster, however the applicant may wish to consider a lime concrete floor.  This will allow the evaporation of moisture to occur, but can also include expanded clay insulation and the facility for underfloor heating.

The application also proposes the replacement of all windows, however, there is no justification for the replacement explained within the application.  Furthermore, there is no mention of what the windows would be replaced with.  SPAB would prefer to see the existing windows retained and repaired where possible.  

The Society support the intention of the applicant to refurbish this dwelling, however it has a number of concerns as raised in this letter.  SPAB hope that these concerns can be addressed but in the meantime, it must regrettably object to this application.  

Lancashire County Council (Archaeology) – the national significance of Bailey Hall has been recognised by virtue of its listing. 

The proposed repairs to the building may require the replacement of original fabric, and also have the potential to encounter previously unknown features, which may be of use in dating the building, as well as providing information relating to its original status.

It should be noted that the absence of any existing or proposed plans, a structural survey, heritage statement or supporting planning statement make an accurate assessment of the proposals difficult.  The location plan is also confusing as it suggests the proposals relate to the barn rather than the Hall.  In either case, LCAS would regard the buildings to be of sufficient historical interest to merit further archaeological investigation.  

Should the Local Planning Authority be minded to grant planning permission or listed building consent to this or any other scheme, an archaeological record of the building should be made and secured by means of a condition (suggested).  



	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 (Setting).

Joint Lancashire Structure Plan Policy 21.



	POLICY REASONS FOR REFUSAL:

	Insufficient and inaccurate information submitted.

No justification for apparently detrimental re-pointing, window replacement and damp proofing works.



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

	Bailey Hall is a Grade II listed house of the 17th century (18th century wing).  It is adjoined by the Grade II listed 14th century remains of the Chapel of St John the Baptist and is 500m to the east of the Grade II listed 16th century Bailey Hall Cruck Barn.  Bailey Hall moated site, fishponds and chancery of St John the Baptist is a Scheduled Monument.  A public footpath runs through the site.

In September 2008, listed building consent (3/2008/0542) was granted for the rebuilding of Bailey Hall Barn gable wall.  

At a site meeting of 13 June 2008, proposed alterations and repairs were discussed with the owner/applicant.  In a letter of 23 June 2008, opinions were confirmed and the suggestion made that a building surveyor with experience/understanding of historic buildings be employed to assess the need for repair works and to guide their implementation.  

In my opinion repair works, including structural works, are urgently necessary to arrest the degradation of this historic building.  However, I would agree with SPAB and LCC (Archaeology) that the proposals are only schematic (and inaccurate in respect to the site plan) and the information submitted insufficient to understand the impact of proposed works on the character and setting of this important listed building.  In addition, there is no justification for the potentially damaging introduction of damp proof membranes, the replacement of all windows, and proposed repointing.



	RECOMMENDATION: That listed building consent be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO
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