
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/JS

	Application No: 
	3/2009/1037/P (PA) and 1038 (LBC)

	Development Proposed:
	Extension and alteration ancillary buildings and erection of single storey side extension, insertion of 3 No. roof lights and internal alterations at Higher Lickhurst Farm, Leagram with Bowland, Chipping

	CONSULTATIONS: Parish/Town Council

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



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC (Archaeology):  Concerns over the changes proposed, especially to the first floor and attic, the need for roof lights and the appearance of an ever expanding building to its right hand side.  Too much is being crammed into too small a space.

Historic Amenities Societies:  Consulted, No representations have been received.



	CONSULTATIONS: Additional Representations

	The resident/farmer of Lower Lickhurst Farm objects to the impact of the proposal on the access route between his barn and Higher Lickhurst Farm; the access would become so narrow that his working farm could be almost cut off from the Council road;  any unforeseen blockage of the access would have a devastating effect on the business/property.

RVBC Countryside Officer:  Re bat/owl survey – no special mitigation measures required, however, if work on site is delayed until spring, an updated survey will be required.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas Act 1990)

Policy ENV20 - Proposals Involving Partial Demolition of Listed Buildings.

Policy ENV19 - Listed Buildings.

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy H10 - Residential Extensions.



	POLICY REASONS FOR REFUSAL:

	The proposal would be harmful to the character of the listed building because of the disruption to internal plan form and the domination of the proposed extensions.  



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

	Higher Lickhurst Farmhouse is a Grade II listed house of the late 18th Century.  The list description notes the double-pile plan and windows of three lights with square mullions to the historic front elevation (facing away from the main access track).  The house stedding incorporates a number of traditional barns; the ???           is isolated and within the Forest of Bowland AONB .

3/2009/0575 – Change of use of three barns to form five holiday lets.  Withdrawn by applicant. 

3/2009/0546 – Erection of replacement portal frame building, covered middon, slurry pit and  ??     feed hopper and laying out access track.  Withdrawn by applicant.

A bat survey has been submitted.  This concludes that no evidence was found to confirm that bats occupied any of the buildings.  No special mitigation or habitat enhancement is required.  A barn owl survey concludes that owls do not use the buildings.  

A design and access statement is submitted.

In July 2009 (see letter 27 July 2009) pre application advice was given in respect of internal and external works to the listed building and a proposed ‘granny annex’ on the opposite side of the access track on the north elevation.  Concern was expressed in respect of the extent and nature of the proposed works to the interior and exterior.  

The Planning (Listed Buildings and Conservation Areas) Act 1990, Section 16(2) and 66(1) requires that in considering whether to grant listed building consent and planning permission respectively, special regard shall be had to the desirability of preserving a listed building or its setting or any features of special architectural or historic interest which it possesses.  

Planning Policy Guidance Note 15 paragraph C.58 states “The plan of the building is one of its most important characteristics.  Interior plans and individual features of interest should be respected and left unaltered as far as possible.  Internal spaces, staircases, panelling, window shutters, doors and door cases, mouldings, decorated ceilings, stucco-work and wall decorations are part of the special interest of a building and may be its most valuable feature.”

PPG15 paragraph C.62 Staircases “The removal or alteration of any historic staircase is not normally acceptable.  The stair is often the most considerable piece of design within a building and can be important dating evidence…”

PPG15 paragraph C.7 states that “Modern extensions should not dominate the existing building in either scale, material or situation… successful extensions require the application of an intimate knowledge of the building type that is being extended together with a sensitive handling of scale and detail.”
PPG15 paragraph C.35 states that “Where …  new roof lights, preferably in flush fittings, may be acceptable, but not on prominent roof slopes.”

PPG15 paragraph C.13 warns that the character and integrity of a listed building can be lost by the cumulative impact of even minor works.  “Many listed buildings can sustain some degree of sensitive alteration or extension to accommodate continuing or new uses… never the less, listed buildings do vary greatly in the extent to which they can accommodate change without loss of special interest..  Some listed buildings are the subject of successive applications for alteration or extension:  in such cases it needs to be borne in mind that minor works of indifferent quality, which may seem individually of little importance, can cumulatively be very disruptive of a building’s special interest.”
Policy ENV20 of the Districtwide Local Plan states that “… proposals for the alteration or repair of listed buildings should be sympathetic to their character and appearance”.

Policy H10 of the Districtwide Local Plan states that “proposals to extend or alter existing residential properties within the plan area will be considered on the basis of the scale, design and massing of the proposal in relation to the surrounding area…”

In my opinion the proposed alterations to the staircase (as shown on the “sample section” drawing) and the associated loss of historic first floor doors and door cases (x2) and first floor landing character, will be harmful to the character (plan form) of the double-pile plan listed building.  In this assessment I am mindful that the historic stair has been modified and is probably not the original stair.  

I would maintain opinions expressed at pre application that the significant change in character of the east (shown wrongly as west on plans) elevation historic extension would not safeguard listed building character.  I would also agree with LCC (Archaeology) that the character of the listed building is being changed significantly by the proposed extension.  The existing one bay wide extension appears to be suitably subservient and agrarian to the square and double-pile plan farmhouse.  However, the proposed extension (it is noted that the existing extension is subject to major remodelling) results in a very different and dominating rectilinear range of add-ons having details (chimney, windows) more akin to those distinctive features in the main block.  

I am mindful of the objection of the resident/farmer in respect of egress with his farm.  However, the extension is shown to be contained within the land ownership of the applicant (see parts 30 and 32 of the application form) and I therefore do not consider this issue to be a material consideration.  I note that the design and access statement refers to Lower Lickhurst Farm having “independent access”.  



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