
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/JS

	Application No: 
	3/2008/0994/P (PA) AND 3/2008/0995/P (LBC)

	Development Proposed:
	Single storey extension to create a porch at rear of property at Lowlands Stables, Newton (PA)

Alterations to east gable of Lowlands Cottage by attachment of an extension to adjoining Lowlands Stables and reinstatement of doorway at Lowlands Cottage, Newton

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received within the 21day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC (Archaeology) – No archaeological comments to make on this.

Historic amenity societies – Consulted; no comments received.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	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

Joint Lancashire Structure Plan – Policy 21

Newton Conservation Area Appraisal (The Conservation Studio, 2005)



	POLICY REASONS FOR REFUSAL:

	The proposed extension would be harmful to the character and setting of the listed building and the character and appearance of Newton Conservation Area because of its scale and prominence and the resulting intrusion into the building group and courtyard space. 



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

	Newton House at Lowlands Cottage is a Grade II listed pair of late 18th Century houses, possibly originally a row of houses (list description).  The listed building is prominently sited within Newton Conservation Area with front and rear (the latter to Slaidburn Road) elevations highly visible to the public.  At the rear a courtyard is formed by Lowlands Cottage, Lowlands Stables and Lowlands House (the latter is a Building of Townscape Merit and is suggested for protection by Article 4(2) Direction in Newton Conservation Area Appraisal).

In February 2008 a Planning Inspector dismissed planning and listed building appeals in respect of a similarly located porch/link building.  The Inspector shared the Council’s concern at the scale of both the porch and its roof in this prominent location, believed the proposal would not be a subsidiary element in the overall composition of linked buildings and considered it to be a dominant intrusion.  He also remarked that the scale and form of the courtyard space was important to the setting of Lowlands Cottage and nearby historic buildings and to the historic grain of the village which defines the character and appearance of the Conservation Area.  

The latest proposals have the same footprint as that considered at appeal.  The main difference is a lean-to roof to Lowlands Cottage in replacement of the previously proposed “catslide” roof continuing from Lowlands Stables.   Whilst this allows more of the stables to remain visible the overall bulk of the proposal and the resulting impact on historic buildings and courtyard is little change from that criticised at appeal.

I also note that whilst proposed plans are annotated to suggest that “existing stone quoins are to be left exposed” the elevation drawing shows that these distinct features between Lowlands House and Lowlands Stables will be partly obscured creating an unfortunate termination to the east side of the extension.  The proposed roof light is disruptive and would draw attention to the modern addition.  The door and window is shown to match the existing modern details of the house.  The application does not include photographic or any other evidence for the suggested existing blocked doorway.



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


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO
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