Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/EL

	Application No: 
	3/2010/0040/P

	Development Proposed:
	Replace corroded/crumbling base stones at the bottom of the jambs of the front door surround and replacement of lead flashings over stone canopy.  Also to install proprietary stainless steel wall ties and rods in the front elevation to prevent further lateral movement of the wall in this location at Waddow Hall, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	Town Council - No comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Society for the Protection of Ancient Buildings – Recognise that the stones to the base of the doorway need to be replaced but uncomfortable with the proposed sandblasting to the surface.  Would prefer to see a dressed finish to match the original if examples of this can be found in protected areas of the building.  Sandblasting creates a falsely weathered surface and can lead to problems with increased erosion.  It is assumed that the sample of the stone to be used will be first approved to ensure compatibility.  

Without visiting difficult to comment on the proposals for stabilisation of the front elevation.  Reading the engineers report the level of intervention is not insignificant, however stabilisation in situ is preferable to taking down and rebuilding.  Care will also have to be taken in the specification and application of the render repairs on completion.  The closeness of the ties may in fact result in the need to completely re-render the lower half of the elevation, rather than the potentially detrimental patchwork appearance of multiple filled holes.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.

Policy ENV20 - Proposals Involving Partial Demolition of Listed Buildings.



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

	Waddow Hall is a grade II listed large house of the late 18th century with early 17th century remains.  The house was acquired by the Girl Guide Association in 1927 (list description).  The house is set within a designed landscape (in category B of Historic Designed Landscapes of Lancashire, Lancaster Metropolitan University 1998) which includes a home farm and a walled garden (now a car park).  The site is within the open countryside outside of the Forest of Bowland Area of Outstanding Natural Beauty.  There is a publc right of way through the site.  

The list description notes “pebbledash rubble with slate roof .. main block of five bays with projecting quoins,moulded cornice and parapet.. the doorway, reached by four steps, has a semi circular head having a fanlight with radiating glazing bars, and is flanked by Tuscan plasters with broken fluted and tablature and open pediment with mutules”.  Features of interior decoration and the possible 17th origins of the house are noted in the list description.

3/2008/0672 and 0673 – proposed erection of new ‘sports barn’ building in the field adjacent to the car park, demolition of the existing shop and the erection of a new lean-to shop and new lean-to storage and plant buildings including the landscaping, refurbishment and alteration of the existing walled car park, and the alteration of the existing entrance and exit arrangements to the site including the creation of a new gated access.  Planning permission and listed building consent granted 6 March 2009.

3/2008/0004 and 0005 – refurbishment and rearrangement of the self catering units in the former home farm buildings.  Extend the self catering units into form of storage areas.  Refurbishment of staff accommodation in Rose Cottage.  Adjust access track to allow better disabled access including the demolition of a storage shed.  Landscape the front of the building including erection of terraces.  Planning permission and listed building consent granted 29 February 2008.

3/2002/0683 – reproofing the main roof of the Hall (facing the River Ribble) with blue slate.  Listed building consent granted 25 September 2002. 

3/1996/0744 and 0743 – internal alterations to main hall to provide en-suite facilities to all bedrooms.  Two storey extension to provide training facilities and ancillary accommodation.  Listed building consent and planning permission granted 29 January 1997.

75/1140 – replacement of existing fire escape ladder with new fire escape to comply with fire regulations.  Planning permission granted 21 December 1875.

BO2071 – two storey extension at south west corner.  Planning permission granted 26 February 1974.

I note the stone masons comments in respect of the need to replace the base stones of the door surround before the integral strength of the door surround is compromised.  Site inspection suggests the base stones have been subject to previous ‘plastic repair’ using a hard cement based mortar.  I would agree with SPAB that artificial weathering is unnecessary and not part of an ‘honest repair’.  The agent has been asked (letter 19 February 2010) whether the hard cement based render surrounding the door is a contributory factor to stone degradation – the structural engineer believes this to be unlikely (e-mail 11 March 2010).

I note that the structural engineer has established progressive lateral movement and associated cracking during recent surveys.  Unfortunately, little detail of the impact on historic fabric is provided at this stage. However, the structural engineer has confirmed (telephone conversation 5 March 2010 and e-mail 11 March 2010) a hope to secure the ties into a ‘recent’ timber cross beam.  In my opinion, conditions are required to limit any potential damage to important historic fabric including those elements of the interior referred to in the list description.  I note the comments of SPAB in respect to the ‘not insignificant’ extent of works and potential implications of works to external appearance (render).

I would question the success of the recent ‘like for like’ painting of the hall (see photos and e-mail letters).



	SUMMARY OF REASONS FOR APPROVAL:

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



	RECOMMENDATION: That listed building consent be granted.


DATE INSPECTED: 














