Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/JS

	Application No: 
	3/2009/0275/P (LISTED BUILDING CONSENT) 

	Development Proposed:
	Structural repair to beam at ground floor level in south wing;  structural repair to beam support in north wing;  reopening of built up windows in north elevation;  formation of en-suite bathroom within north wing;  replacement of window frames in west elevation;  external repointing and provision of lining to external walls at Bailey Hall Farm, Longridge Road, Hurst Green

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	English Heritage – repairs are generally to be welcomed.  Draw the applicant’s attention to the scheduled monument status of the ground beneath and around the building; if necessary to disturb the ground, eg to dig new service trenches associated with utilities for the proposed new bathroom, scheduled monument consent will be required.  RVBC is urged to address this and it is recommended that the application be determined in accordance with national and local policy guidance, and on the basis of RVBC specialist conservation advice.

LCC (Archaeology) – No archaeological comments to make.

Society for the Protection of Ancient Buildings – the Society is encouraged by the information submitted within this application.  It represents a good first step towards returning the house to a habitable state in a sympathetic manner to the historic fabric.  SPAB mention this as a first step because they question whether additional items are yet to be addressed, such as the internal layout, the heating strategy or new floors to the attic rooms.  If a second application is not anticipated which address these items, then SPAB would suggest that, if RVBC are minded to grant consent, these items are conditioned appropriately.



	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 of Listed Buildings.



	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.  It 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 on 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 September 2008 listed building consent (3/2008/0650) was refused for proposed alterations and repairs because insufficient information had been submitted to understand the impact of the proposed works and the proposed repointing, window replacement and introduction of damp proofing appeared to be detrimental. 

In my opinion the latest proposals are to be welcomed and will help to conserve the listed building.

PPG 15 para C.5 is relevant to proposed window reopening:

“C.5 – subsequent additions to historic buildings … are often of interest in their own right as part of the building’s organic history.  Generally, later features of interest should not be removed merely to restore a building to an earlier form”.  The submitted information contains no discussion of the importance of the infilled windows.  However, I am mindful of the need to improve ventilation levels in this building.  It is also noted that other blocked windows are to be retained as such.  

The information submitted in respect to dry lining is limited and I would, therefore, suggest a condition to clarify any proposed impact on skirting boards, fire hearths etc before works are undertaken.

I am mindful of the comments of English Heritage and the Society for the Protection of Ancient Buildings in respect to expected further work to the property.  Mindful of my own discussion of more extensive works with the owner in June 2008 I would therefore suggest   notes be attached in respect to the possible need for listed building and scheduled monument consents for other works which may be contemplated.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposals would have an acceptable impact upon the character and setting of the listed building.



	RECOMMENDATION: That conditional listed building consent be granted.


DATE INSPECTED: 














