Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2013/0682 (LB Consent) & 3/2013/0683 (Planning).

	Development Proposed:
	Proposed reinstatement of the of the property as a family home by way of extending the house into the ground floor adjoining ancillary farm building, and providing new sanitary facilities on the first floor. The property is also in need of urgent repairs in order to maintain this heritage asset at Higher Lickhurst Farmhouse, Leagram, Chipping.

	CONSULTATIONS: Parish/Town Council

	Parish Council: No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (Highways): No objections.

County Archaeologist: Does not consider there to be any significant archaeological implications to the proposals.



	CONSULTATIONS: Additional Representations.

	No representations have been received. 



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan:

Policy G1 – Development Control.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy ENV19 – Development Of Listed Buildings.

Policy H10 – Residential Extensions.

SPG Extensions and Alterations to Dwellings.

Ribble Valley Core Strategy 2008-2028 (Regulation 22 Submission Draft):

Policy DMG1 – General Considerations.

Policy DME2 Landscape and Townscape Protection.

Policy DME4 – Protecting Heritage Assets.

Policy DMH5 – Residential and Curtilage Extensions.

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

	The above applications seek Planning and Listed Building consent for the extension, internal alterations and external repairs to be carried out at Higher Lickhurst Farmhouse, Chipping.

Higher Lickhurst Farmhouse is a Grade II listed building. The list description describes the property as; ‘House, late C18th. Squared watershot sandstone with slate roof. Double-pile plan with central entry and end stacks. 2 Storeys, 2 Bays. Windows of 3.no lights with square mullions. Door surround has Tuscan pilasters, a narrow pulvinated frieze, and a moulded pediment. The right-hand (east) chimney now has a brick cap, and the left hand gable is slate hung. At the rear is a stair window with plain stone surround and segmental head. The dwelling was first listed in November 1983.

The development is approximately 6km north east of the village of Chipping, located within the Forest of Bowland Area of Outstanding Natural Beauty (AONB).

The existing dwelling is a detached property with an attached ancillary building to the east gable end; constructed from stone under a dual pitched slate roof. At present this building is used as a store and does not form part of the main dwelling, the building benefits from a single leaf door opening in the east elevation, whilst the north elevation contains a single leaf door opening and window opening. The proposed development consists of the conversion of this building into a kitchen, forming an internal link from the existing dwelling. A single leaf door and individual window opening are proposed in the South elevation. The existing door opening in the East elevation is to be retained, with the door being altered to include a degree of glazing; a fixed shutter is to be attached adjoining the door.

The proposed extension of the dwelling into the ancillary building to a kitchen does not result in the overall extent or footprint of the existing building increasing. Access to the extension is to be provided via the formation of a doorway from the existing kitchen, through the gable end into the ancillary building. This allows for the kitchen to be relocated into the ancillary building. The vacated space in the main dwelling is to be then established as an entrance hall.

This particular alteration does not fundamentally alter the exterior appearance or character of the Listed Building. The internal alterations required would not lead to significant harm being caused to the building. It was clear during my site visit that the existing kitchen was of no particular merit with dated fixtures and fittings and the walls clad with pine effect tongue and grove panelling. The conversion of the ancillary building to a habitable part of the dwelling is on balance likely to bring about benefits to the site. It would result in the refurbishment of the current building that should ensure its long-term future. In terms of the external alterations proposed to this part of the building I am satisfied that they would be in keeping with the setting and character of the building.

The other major alteration proposed consists of the formation of an en-suite bathroom at first floor level. This will be achieved through the subdivision of an existing bedroom at first floor. At present bathroom facilities are provided in a room at the other side of the house. The proposal is to relocate these to the first floor bedroom over the proposed hall and subdivide this room to provide an en-suite to the master bedroom.

The sub division of the room is arguably the most significant alteration proposed. It is noted in the buildings list description that one of the characteristics of the dwelling is its double pile plan form; where the building is two rooms deep. This proposal to form an en-suite will change this, but the determination that has to be taken is whether this change is of such significance as to warrant the refusal of planning and listed building consent.

There is a range of appeal decisions where reference is made to the significance of the plan form of a listed building and the harm and impact such alterations would have upon the heritage asset. Likewise, there have been previous applications at Higher Lickhurst for various alteration works that have been refused by virtue of the impact they would have had upon the plan form.

In this particular instance however, whilst the formation of an en-suite would have an impact upon the plan form of the existing dwelling I do not believe the changes would be harmful to an extent that would warrant refusal. The alterations ensure that the historic core of the plan form is retained with the en-suite forming a cell within in that. In addition to which the proposals involve only the partial subdivision of the room. It would not result in the room being wholly divorced or separated from the existing building. 

The location of the bathroom and the en-suite also brings potential advantages. Their location in close proximity to one another means that services such as water and drainage would be shared, rather than having to be replicated elsewhere if they we separate. To this end the applicant has indicated that the existing soil vent pipe for the bathroom at the west of the dwelling will be removed with a replaced to serve the new bathroom and en-suite being located to the east of the property.

The works involved in achieving the formation of the en-suite, principally the formation of the internal walls is to be done sympathetically. They are to be scribed around the existing details such as coving and skirting boards. The intention being that the works are, if necessary wholly reversible without causing undue or sustained damage to the listed building.

Other works proposed include the removal and replacement of the existing fireplace in the dining room. It was clear from my site visit that the fireplace was of no historical significance or merit. Therefore its removal would have no impact upon the character, setting or significance of the listed building. Nor would its removal result in the loss of historically significant fabric.

It is also proposed to undertake repair works to the existing windows of the dwelling. It is not clear to what extent these repairs would take. I therefore propose to include a condition that requests precise details of the extent of the repairs to take place prior to them taking place.

Another aspect of repair work that is to be undertaken is to remove the slates from the Western gable end to allow for the stonework underneath to be re-pointed. The slates will then be re-hung. The slated gable end is a somewhat unusual aspect of this dwelling; however it is by no means unique. The use of such materials it is thought is to protect exposed gables from the weather conditions. Therefore the proposal to re-hang the slates is welcomed; whilst the repair works should ensure the long-term future of the building is safeguarded. 

In considering these proposals I am mindful of Section 72 (1) of the Planning (Listed Building and Conservation Areas) Act 1990 and the desirability of preserving and enhancing the character and appearance of the Conservation Area. Any development that fails to achieve this would be considered to be unacceptable. Having considered the detail submitted I am satisfied that the development would preserve the character and setting of the existing building.

In view of the above I see no material objections, subject to the imposition of suitable conditions, to the granting of both Planning and Listed Building Consents. I therefore recommend accordingly.     

  

	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact upon the character, setting or significance of the Listed Building.

	RECOMMENDATION: That condition planning and listed building consents be granted.


DATE INSPECTED: 15 May 2013 


(During pre application ref: RV/2013/ENQ/00059)














