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	Date Inspected:
	25 April 2018 and 9 November 2018
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed replacement of existing conservatory roof and construction of new roof over proposed car port with flat roof infill to rear.  Proposed brick parapet wall forming entrance to car port.

	Site Address/Location:
	Dower House Park Road Gisburn BB7 4HT

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No highway concerns. No objection on highway grounds.
Historic England:

Do not wish to offer any comments.

Historic amenity societies:

Consulted, no representations received.

RVBC Countryside:

Note the conclusions of the bat survey and recommendations to contractors should bats be encountered.



	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES :

	Planning (Listed Buildings and Conservation Areas) Act 1990 

National Planning Policy Framework (NPPF) 

National Planning Policy Guidance (NPPG) 

Gisburn Conservation Area Appraisal

Ribble Valley Core Strategy:

Key Statement EN5 – Heritage Assets 

Policy DMG1 – General Considerations

Policy DME4 – Protecting Heritage Assets 



	Relevant Planning History:

No pre-application advice has been sought.

3/2016/0121 & 0108 - Internal alterations and remodelling to Dower House. Conversion of existing outbuildings. Essential remedial works to Dower House and outbuildings. New roof structure over existing conservatory and proposed carport. New glazed link between conservatory and annex. New Victorian style greenhouse to the rear of the existing stable outbuilding. LBC & PP granted 26 July 2016.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The Dower House is a Grade II listed (16 November 1954) house of the late C18 (list description) prominently sited in Gisburn Conservation Area and closely associated by historic function and location to the Gisburn Park estate.

The list description is brief and concentrates on part (C18 neo-classical) of the front façade. There is no reference to the interior or curtilage structures but attention is drawn to the C17 mullioned window at the rear.

The Dower House is within the setting of Gisburn Park Historic Park and Garden (Grade II) and its listed buildings -  most importantly Pair of lodges at southern entrance to Gisburn Park with 6 stone piers and linking railings and gates (Grade II*), Gisburn Park (Grade I),  and Tunnel entrance approximately 70 metres east of mill lane in Gisburne Park (Grade II). The Dower House is also within the setting of 1 Park Road (Grade II).

The list description for the lodges refers to “a mirrored pair, in a Gothick style”. The high grade of listing is noted with respect to ‘Garden and Park Structures: Listing Selection Guide’ (English Heritage, April 2011):

 “Entrance Lodges appear from the later seventeenth century both for security and to give the passer-by or visitor a hint of the quality of the family and its house. Generally small but often elaborate (and often designed to anticipate the architectural achievement of the greater house beyond)”.

The Gisburne Park Historic Park and Garden Advice Report identifies:

Reasons for Designation Decision:

 “Group value: it has stong group value with a number of listed buildings including the Grade II* gate lodges and the Grade I Gisburne Hall.

Historic interest: the integrity of the early C18 formal garden and deer park phase is preserved and is highly visible.

Historic interest: despite some loss of character in parts, it is a good example of a mid and later C18 landscaped park in the English natural style”. 

Entrances and Approaches:

 “The principal entrance is at the south and comprises a pair of C18 gate lodges (listed Grade II*) in Gothick style”.

Park:

“The south-east corner of the park is bisected by a railway constructed through a tunnel where the entrance drive crosses over it, and the entrance and exit arches (listed Grade II*) are Gothicised with turrets and battlements”.

Gisburne: Historic Landscape Management Plan (Parklands Consortium Limited, October 2010) identifies:

“The Dower House - The building with a shorter road frontage is shown coloured red on the 1735 Survey and Proposals drawings which suggests that it was part of the Lister family’s estate. At the

end of the C19 the Dowager Lady Ribblesdale, widow of the 3rd Earl, and her daughter were residents at Park Gates (the Dower House) from c.1881 to 1894. The present building is a long two storey house in two styles indicating that the present frontage is a C18 building with C19 additions. Stone mullioned windows on the rear elevation indicate that it probably has C17 century origins … Externally the condition appears to be good”.

The Gazeteer identifies the Dower House to be Significance: A and Condition: 2 

i.e. 

“A Very significant: Fundamental to the design concept or to historic interest of park”

“2 Fair: Structurally sound/complete, but some repair or replanting required”.

The Gisburn Conservation Area Appraisal (The Conservation Studio consultants; adopted by the Borough Council following public consultation 3 April 2007) identifies:

“the tranquil Park Lane, with its ‘polite’ architecture, gatehouses and park boundary walls” ; “The absence of 20th-century development along the Main Street, with its attractive mix of 17th, 18th and 19th-century houses, and its high proportion of listed and visually striking buildings”

 (Summary of Special Interest).

“Park Road is another haven of gentility, dating from the creation of Gisburne Park in the early 18th century” (General character and plan form).
“Gisburne Park is now a private hospital, and though most of the park lies outside the conservation area, the entrance to the park from the Main Street is a very attractive part of the conservation area” (Origins and historic development).

The lodges to be a boundary feature of the conservation area and the associated land apron immediately to the south to be a Significant Open Space (these open areas together with the green adjacent the Dower House were designated as G6 ‘Essential Open Space’ on the Local Plan Map 1998; now defunct); Historic Surfaces immediately to the south of the Dower House (Townscape Appraisal Map).

“Although Gisburn has some striking individual buildings, no one property type dominates. The result is a pleasing mix … there are houses of more individual design at the extremities of the village, including … the bay-fronted houses of Park Road to the west” (Plan form and building types).

“Both sides of Park Road and the walls surrounding the gatehouses at the entrance to Gisburn Park are lined with a handsome 1.5m-high sandstone ashlar walls, with copings stones that are moulded on the side facing out from the Park, and left rough on the side facing into the Park” (Boundary walls). 

A photograph of the lodges is used as the frontispiece of the Appraisal. There are photographs of ‘Park Road’s listed houses’, ‘the Dower House’ and ‘Gisburne Park, estate boundary walls’ at page 6, 11 and 13.

“insensitive alterations to historic buildings, diminishing the conservation area’s strong historical and architectural character;  front gardens sacrificed to hard standing and car parking” (SWOT analysis Weaknesses).

“Continuing loss of original architectural details and use of inappropriate modern materials or details: Continuing loss of original architectural details and use of inappropriate modern materials or details. Common faults include: … burglar alarms sited on the front elevations of historic buildings” (SWOT analysis Threats).



	Proposed Development for which consent is sought:

The applicant deleted proposals from 3/2016/0121 & 0108 in respect to ‘New roof structure over existing conservatory and proposed carport. New glazed link between conservatory and annex’ pending further discussion on these elements.
The originally submitted plans proposed a parapet to the front elevation (to Park Road and Grade II*listed lodges) of the car port. Negotiation has resulted in proposals very similar in general form to those in 3/2016/0121 & 0108 – the roof ridge is now higher and partly visible from Park Road but results in a similar roof pitch to adjoining buildings and incorporates slate to the north roof slope (the treatment of this roof slope was the main concern in consideration to 3/2016/0121 & 0108); new openings to the historic wall between conservatory and car port have been deleted. 

	Impact upon the special architectural and historic interest and setting of listed buildings, the character and appearance of Gisburn Conservation Area and the setting of Gisburn Park Historic Park and Garden:

Negotiation has resulted in a car port roof which is now sympathetic (pitch; materials) to the listed building, the conservation area and the setting of nearby listed buildings (primarily the Grade II* lodges). 

The agent confirmed 26 November 2018 that further enhancements to the design of the conservatory and car port roof (dominance in views from Dower House garden) were not being considered.  This impact is minor and I do not believe refusal on this ground would be supported at appeal (the new build scheme overall is not harmful).


	Landscape/Ecology:

The comments of RVBC Countryside have been considered.

	

	Observations/Consideration of Matters Raised/Conclusion:

Therefore, in giving considerable importance and weight to the duties at section 16, 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and in consideration to NPPF (2018) and Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy I would recommend that listed building consent be granted.



	RECOMMENDATION:
	That listed building consent be granted.


