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LYTHAM HALL

Public Item
This item is for consideration in the public part of the meeting.

Summary
The Council has resolved to provide financial support for the restoration plans
for Lytham Hall subject to the receipt of further information. The additional
information has been received and is presented to Cabinet for consideration.

Recommendation
1.
That the Cabinet confirms the acceptability of the further information
received from the Heritage Trust for the North West regarding the restoration
project for Lytham Hall and that the financial support committed by the
Council be released subject to the receipt of the capital receipt referred to in
paragraph 1 of the report.
Reasons for recommendation
To confirm satisfaction with the further information on the restoration of
Lytham Hall received from the Heritage Trust for the North West.

Alternative options considered and rejected
The Cabinet could reject the further information provided by the Heritage
Trust for the North West as unsatisfactory.
Cabinet Portfolio
The item falls within the following Cabinet portfolio:Leisure & Culture
: Councillor Susan Fazackerley
Finance & Resources
: Councillor Karen Buckley
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Report
Background
1. At the Council meeting on 28th March it was resolved (inter alia) as
follows:-

i) To agree to a capital grant of £300,000 being made to the
Heritage Trust for the North West for the Lytham Hall restoration
fund, subject to further detailed information being available to the
council on:
a) financial arrangements for the appeal fund;
b) public access;
c) project timetable;
d) other funding contributions.
ii) Recommendation 1 to be subject to the receipt of an equivalent
additional capital receipt being identified in the council’s capital
programme.
2. The Trust has now provided the additional information requested,
which is attached at Appendix A of the report and the Cabinet is asked
to confirm whether this information is sufficient to satisfy the request
made by Council.
3. The additional information has been made available to all members of
the Council via the publication of this Cabinet agenda.
Report Author

Tel

Date

Doc ID

P Woodward

(01253) 658500

June 2011

List of Background Papers
Name of document

Agendas & Minutes

Date
Cabinet – March 2011
Council – March 2011

Correspondence from Heritage
Trust for the North West

May 2011

Where available for
inspection
www.fylde.gov.uk

Town Hall

Attached documents
Appendix A -

Additional information from Heritage Trust for the North
West
IMPLICATIONS

Finance

Financial implications have been considered as
part of the report to Council in March 2011.
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The detailed arrangements will form part of
memorandum of understanding with the Trust in
order to ensure the grant is used for the
prescribed purposes.
Legal

None arising directly from the report.

Community Safety

None arising directly from the report.

Human Rights and Equalities

None arising directly from the report.

Sustainability and Environmental The proposal will support one of the aims of the
Impact
Councils 2011/12 Corporate Plan relating to
enhancement of the natural and built environment.
Health & Safety and Risk
Management

None arising directly from the report.
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HERITAGE TRUST FOR THE NORTH WEST
Further information requested by Fylde Borough Council
Lytham Hall Development and Restoration

Background
Lytham Hall is the most important historic building in the Fylde Borough and its
Grade I listing places it amongst the top 2.5% of the nation’s Listed Buildings. It has
recently been classified by English Heritage as a Building at Risk. Along with
Blackpool Tower it is one of only two Grade I buildings on the Fylde Peninsula.
Although Blackpool Tower is known to millions of visitors, Lytham Hall is still to be
discovered.

Lytham Hall and 78 acres of Parkland were acquired from Guardian Royal Exchange
(GRE) by Lytham Town Trust in 1997 with a generous donation of £1 million from
British Aerospace, the aim being to enable the Hall and grounds to be open for public
access and enjoyment.

The Trustees of Lytham Town Trust immediately set about engaging Heritage Trust
for the North West, a regional trust based in East Lancashire, with many years
experience of managing historic properties and, together with help from the Friends of
Lytham Hall, Lytham St Anne’s Civic Society, and Lytham Heritage Group, they
have begun to raise the profile of the Hall and the opportunities and potential as a
major visitor attraction in the North West, and provide a focal point for the
community.

A start has been made
Both Trusts have been severely handicapped in developing the Hall as, unlike most
National Trust properties, it came without an Endowment or revenue support. Had
the National Trust taken it on, they would have stipulated an Endowment of £20
million to provide an income stream sufficient to maintain the Hall in an appropriate
condition. Priority during the past decade has been to concentrate on income
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generating activities, in particular the development of the West Wing Conference
Centre.

Refurbishment is needed
Over three quarters of the building is still unusable because the heating system is
obsolete and inefficient. A Condition Survey revealed a staggering list of tasks to be
carried out, including new intruder and fire alarm systems.

The Restoration works
There are three main areas:(i)

The Jacobean Hall. Refurbishment of the core of the 17th c Hall, creating
a central hub, including a tearoom, a new reception and other public
amenities.

(ii)

The Georgian Hall. A new heating system incorporating green
technology, new alarms, rewiring and redecoration, interpretative
exhibitions and a John Carr Study Centre, new lifts for people with
disabilities and holiday accommodation on the top floor to generate
revenue.

(iii)

The Gardens. Restoration of the South Prospect Garden, including the
17th c Mount, the Monks’ Wall, the 19th c Parterre, and the Gardener’s
Cottage as an Education Centre.

The Vision


To restore the Hall and Parkland for the public to use and enjoy.



To ensure this hidden gem (hitherto closed to the public for 400 years) is
open all year round.



To provide educational opportunities for all, especially in archaeology,
architecture and the interpretation of the hall and surrounding area,
through the formation of a John Carr Study Centre.



To create an attraction that will boost visitor numbers, help local
businesses and help to support the Fylde economy.
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Planning Permission
Listed Building Consent and Planning Permission was given in December 2010 for all
the works.

The Heritage Lottery Fund
The Heritage Lottery Fund is supporting the project and has offered over £2 million if
the two Trusts can raise £3 million of match funding.

Financial Arrangements (Funding Profile)
The Project costs have developed as the two stage bidding process has progressed.
This is essentially at the insistence of the Heritage Lottery Fund who have requested
certain additions and omissions for the project. The bid includes both capital works to
the Hall & other significant structures and the operational activities associated with
historic interpretation and the running of the country park to facilitate more open
public access.

They have asked for the bid to include Capital and Revenue funding

(the latter they describe as an Activity Plan). This has changed the financial structure
considerably. The overall project estimates currently stand as follows:

Total Project Costs

-

£5,725,607

HLF Grant

-

£2,456,000

Match funded balance to raise

-

£3,269,607

(42%)

Further background information is provided separately as the Design and Access
Statement that accompanied the recent planning application. This describes in greater
detail the recent history of the Hall and the main design and development principles
that the project is seeking to deliver.

Funding Contributions
The Trust is exploring many avenues and funding commitments amounting to
£2,619,607 has been secured through:


Earned income during the duration of the project

£400,000



Lytham Town Trust

£100,000



Lancashire County Council (including an
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Agreement to fund the Country Park)

Details still to be agreed



Public Appeal

£125,000 raised to date



Gifts in kind

£197,000



Volunteer time

Estimated at £633,000



Grants from Charitable Trusts

£50,000



Sponsorship

£50,000



Fylde Borough Council

£300,000

Therefore, as circumstances currently stand a further £650,000 has yet to be raised to
complete the match funding requirement. We are confident that this will be raised
during the course of next 12 – 18 months to ensure the project is viable and
sustainable. (HLF are comfortable with this approach).
One underlying criterion stipulated by HLF in awarding their grant of £2,456,000 is
that the project has the formal support of the principal local authorities in the area –
without this support the HLF funding would be placed in jeopardy.

Public Access
The Trust and Lancashire County Council have recently signed an access agreement
to provide free public access to the grounds for 200 days per year. Under this
arrangement the grounds will be open free of charge from Easter to mid-December
each weekday. In 2011 it will be closed on Saturdays (to be reviewed in 2012). It
will also be open on Sundays, but a charge will be made.
Current visitor numbers

21,530 (2010)

Visitor projections / estimated number of paying visitors to the Hall, after the
completion of the proposed refurbishment project, are:
Year 1 (2014)

35,000

Year 2 (2015)

50,000

Year 3 (2016)

70,000

Year 4 (2017)

90,000

Year 5 (2018)

100,000

Visitors during 2011 will exceed the 2010 figures. After March 2014 the opening
times will be all year round (closing only on Christmas Day) in line with National
Trust properties.

42

Project Timetable
March 2009

HLF Stage I approval

Dec 2010

Planning Permission and Listed Building Consent given

March 2011

Submission of Stage II Bid (provisional approval)

April-Oct 2011

Research, specifications and obtaining of tenders

Oct 2011-June 2012 Garden & Grounds Restoration
July 2012

Opening Ceremony for Garden Restoration (linked to Open
Golf and the Queen’s Diamond Jubilee)

Oct 2012-Dec 2013

Restoration of the Hall & associated buildings

March 2014

Official re-opening of the Hall

Summary & Conclusion
The submission of the HLF Stage 2 bid is the culmination of efforts over several years
to secure capital funds for Lytham Hall to ensure the future of this iconic North West
heritage asset.

The bid was submitted by Heritage Trust for the North West in partnership with
Lytham Town Trust who have campaigned to save the Hall for the benefit of the local
community and provide the region with a high quality cultural tourist attraction. The
project is now at a key stage and needs the commitment of the major partners to bring
the Hall to life for the benefit if local communities. Key factors already in place
include:

Planning Permission has been obtained for all the alterations



The Vision has been prepared by a team of experts, several of whom have
given their service free of charge



The community has risen to the challenge and is supporting the project
through a Public Appeal for funds. So far £125,000 has been raised from this
source.



The project has attracted an army of volunteers and the Trust estimates that the
contribution they will bring in terms of value is in the region of £633,000.



We estimate there will be 35,000 paying visitors in the first year of operation
rising to 100,000 by 2018. We believe this is achievable with the assistance of
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a Marketing Manager and a budget of £25,000 p.a. allocated for publicity and
promotion, together with an enhanced website. Admission prices will be kept
low to encourage new and repeat visitors.


The project will create 21 new jobs, protect 6 existing jobs and support 3 more
jobs in the first year of operation. It is estimated that the economic benefit to
the local economy of this and the capital works will be around £1.3 million
p.a.

Heritage Trust for the North West – May 2011.
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LYTHAM HALL – LYTHAM LANCASHIRE

Design and Access Statement

Accompanying the planning application for:
Lytham Hall, Lytham, Lancashire

PMT

April 2010
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Application Documentation
The application consists of the following documents:
Drawing

Scale

Paper Size

1:1250
1:100
1:100
1:50
1:50
1:50
1:50
1:50
1:50
1:50
1:50
1:50
1:50
1:50
1:50
1:50
1:50
1:50
1:50
1:50

A1
A1
A1
A1
A1
A1
A1
A1
A1
A1
A1
A1
A1
A1
A1
A1
A1
A1
A1
A1

1:50
1:50
1:50
1:50

A1
A1
A1
A1

1:50
1:50
1:50
1:50

A1
A1
A1
A1

Main House & Courtyard Complex

(S) Series – Existing
370 (S) 00 – OS Site Location Plan
370 (S) 01 – Existing Ground Plan
370 (S) 02 – Existing First Floor Plan
370 (S) 03 – Existing Second Floor Plan
370 (S) 04 – Existing Loft Plan
370 (S) 05 – Existing Roof Plan
370 (S) 06 – Existing Section A-A
370 (S) 07 – Existing Section B-B
370 (S) 08 – Existing Section C-C
370 (S) 09 – Existing North Elevation
370 (S) 10 – Existing East Elevation
370 (S) 11 – Existing South Elevation
370 (S) 12 – Existing West Elevation
370 (S) 13 – Courtyard North Elevation
370 (S) 14 – Courtyard North Elevation
370 (S) 15 – Courtyard South Elevation
370 (S) 16 – Courtyard Cross Section 1
370 (S) 17 – Courtyard Long Section 1
370 (S) 18 – Courtyard Cross Section 2
370 (S) 19 – Courtyard Cross Section 2
Gardener’s Cottage

370 (S) 201 – Existing Ground and First Floor Plan
370 (S) 202 – Existing Roof Plan
370 (S) 203 – Existing Sections
370 (S) 204 – Existing Elevations
Log Store and Pig Sty

370 (S) 30 – Existing Ground Floor Plan
370 (S) 31 – Existing Roof Plan
370 (S) 32 – Existing Sections
370 (S) 33 – Existing Elevations
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(PL) Series – Proposed
Main House & Courtyard Complex

370 (PL) 02 – Proposed Block Plan
370 (PL) 03 – Proposed Ground Plan
370 (PL) 04 – Proposed First Floor Plan
370 (PL) 05 – Proposed Second Floor Plan
370 (PL) 06 – Proposed Loft Plan
370 (PL) 07 – Proposed Roof Plan
370 (PL) 08 – Proposed Section A-A
370 (PL) 09 – Proposed Section B-B
370 (PL) 10 – Proposed Section C-C
370 (PL) 11 – Proposed North Elevation
370 (PL) 12 – Proposed East Elevation
370 (PL) 13 – Proposed South Elevation
370 (PL) 14 – Courtyard North Elevation
370 (PL) 15 – Courtyard South Elevation
370 (PL) 16 – Courtyard West Elevation
370 (PL) 17 – Courtyard Cross Section 1 (East)
370 (PL) 18 – Courtyard Long Section 1 (South)
370 (PL) 19 – Courtyard Cross Section 2 (West)
370 (PL) 20 – Courtyard Long Section 2 (North)
370 (PL) 21 – Drainage and Ground Source
heat pump bore hole locations

1:500
1:100
1:100
1:50
1:50
1:50
1:50
1:50
1:50
1:50
1:50
1:50
1:50
1:50
1:50
1:50
1:50
1:50
1:50
1:1000

A1
A1
A1
A1
A1
A1
A1
A1
A1
A1
A1
A1
A1
A1
A1
A1
A1
A1
A1
A1

1:50
1:50
1:50
1:50
1:50
1:20
1:20
1:20

A1
A1
A1
A1
A1
A1
A1
A1

1:50
1:50
1:50
1:50

A1
A1
A1
A1

Gardener’s Cottage – Education Centre

370 (PL) 201 – Proposed Ground Floor Plan
370 (PL) 202 – Proposed First Floor Plan
370 (PL) 203 – Proposed Roof Plan
370 (PL) 204 – Proposed Sections
370 (PL) 205 – Proposed Elevations
370 (PL) 206 – Cross Section E-E
370 (PL) 207 –Cross Sections F-F +G-G
370 (PL) 208 – Extract Long Section D-D
Log Store and Pig Sty

370 (PL) 30 – Proposed Ground Floor Plan
370 (PL) 31 – Proposed Roof Plan
370 (PL) 32 – Proposed Sections
370 (PL) 33 – Proposed Elevations

PMT

April 2010
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(LBC) Series – Proposed Alterations and Repairs
Main House & Courtyard Complex

370 (LBC) 02 – Ground Plan - Alterations
370 (LBC) 03 – First Floor Plan - Alterations
370 (LBC) 04 – Proposed Main House First Floor Plan
370 (LBC) 05 – Proposed Second Floor Plan
370 (LBC) 06 – Proposed North Elevation
370 (LBC) 07 – Proposed East Elevation
370 (LBC) 08 – Proposed South Elevation
370 (LBC) 09 – Proposed West Elevation
370 (LBC) 10 – Courtyard Cross Section 1 (East)
370 (LBC) 11 – Courtyard Long Section 1 (South)
370 (LBC) 12 – Courtyard Cross Section 2 (West)
370 (LBC) 13 – Courtyard Long Section 2 (North)
370 (LBC) 14 – Courtyard North Elevation
370 (LBC) 15 – Courtyard South Elevation
370 (LBC) 16 – Courtyard West Elevation

1:100
1:100
1:50
1:50
1:50
1:50
1:50
1:50
1:50
1:50
1:50
1:50
1:50
1:50
1:50

A1
A1
A1
A1
A1
A1
A1
A1
A1
A1
A1
A1
A1
A1
A1

1:20
1:20
1:20

A1
A1
A1

1:10
1:10

A3
A3

Design and Access Statement

Document

A4

Gardener’s Cottage Tree Survey

Drawing

A3

1:20 Detail Drawings

370 (LBC) 30 – Proposed Courtyard Roof Cross Section
370 (LBC) 31 – Proposed North Entrance Details (Sheet 1)
370 (LBC) 32 – Proposed North Entrance Details (Sheet 2)
1:10 Door Detail Drawings

370 (D) 01 – Blind Door Details
370 (D) 01 – Flush Screen Door Details

Supporting Documents

Provided under separate cover are;
Completed application forms – Planning Application Forms with Certificate A
Lytham Hall Options Appraisal 2008 - Electronic Copy on CD.
Lytham Hall Conservation Management Plan By Kathryn Sather Associates 2008 –
Electronic Copy on CD.
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1.0

Introduction

1.1.1

This design and access statement has been prepared to support the
application being made by the Heritage Trust for the North West to make
alterations to Lytham Hall and some of its adjacent outbuildings.

1.1.2

The statement has been prepared by Neil Wall and Niall Phillips of Purcell
Miller Tritton LLP who have been appointed as architects and conservation
architects for the project. They have been assisted by the Heritage Trust for
the North West, Kathryn Sather Associates, Martin Thomas Associates and
other specialist professionals in the development of the proposals and the
research and analysis which supports them. Of particular importance in
providing background information are the following documents a copy of each
of which is provided with the statement;
Lytham Hall Conservation
Associates 2008

Management Plan by

Kathryn

Sather

Lytham Hall Options Appraisal by Purcell Miller Tritton LLP 2008
Lytham Hall Business Plan by the Heritage Trust for the North West 2008.
1.1.3

The proposed works at Lytham Hall which are outlined in this application have
been the subject of a successful Heritage Lottery Fund Round 1 Bid and with
the matching funds currently being assembled the project cost will be in the
region of £5million. A successful planning and listed building consent
application is a key prerequisite of the Heritage Lottery Fund Round 2 Bid
which will confirm their anticipated grant of just under £2million towards the
project cost. It is anticipated that the Round 2 bid will be submitted in Autumn
2010.

PMT
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2.0

Lytham Hall, Its Architect & Its History

2.1

Lytham Hall is listed Grade 1 as a building of national historic and
architectural importance and is located on the Ribble estuary in the
Lancashire seaside town of Lytham St Annes.

2.2

Lytham Hall

2.2.1

The origins of the current house date back to the C12 when a Priory was
established in Lytham which survived almost till the Dissolution in 1539. The
Priory’s exact site is unknown but in the mid-C16 a new manor house had
been built on the present site and by the early C17 it had become the seat of
the Clifton family.

2.2.2

During the early C18 the Clifton family prospered and in 1752 Sir Thomas
Clifton commissioned John Carr of York to design a new house which was
completed during the early 1760’s. Carr retained some of the earlier C16
house, remains of which are still visible in the Courtyard and West Wings, and
added the fine new Palladian house which survives little altered today.

2.2.3

John Carr was one of the most eminent C18 English architects and built both
country houses such as Harewood (1760), Tabley (1762) and Basildon Park
(1776) and also public buildings such as the Court House in York (1765) and
Buxton Crescent (1779). Lytham Hall was one of his early masterpieces and
its interior particularly its stair hall, is regarded as one of his best works.

2.2.4

The Stair Hall is the centrepiece of Carr’s design and is a fine double height
space with a cantilevered stair and decorative plasterwork of the highest
quality with a central ceiling panel depicting Jupiter surrounded by coffering,
elaborate cornices, columns with Corinthian heads and cartouche panels on
the side walls. The principal ground floor rooms include the Entrance Hall,
Drawing Room, China Room and Dining Room and a secondary entrance,
the North Hall, off which is the Library. These rooms all have decorative
schemes of some quality, decorative plasterwork and in the case of the
Dining Room a fine alcove with an original buffet design by Gillow. On the first
floor the most important rooms are the suite of rooms on the south side,
known as Lady Violet’s Rooms after the last member of the Clifton family to
occupy them and which include a fine bedroom with painted over mantel and
good plasterwork. On the second floor is a particularly fine panelled room with
a painted panel over its fireplace and two rooms lined with reused C17
panelling possibly from the earlier house.

2.2.5

The Courtyard Range to which Carr added his new Hall retains interesting
and intriguing remains of the C17 house and possibly earlier buildings,
including some fine moulded timber beams and floor joists and a long gallery
which, above the existing ceilings, has the evidence of a barrel vaulted ceiling
which ran along its length. In the late C19 where the Courtyard Range joins
the Hall the Clifton’s added a Billiard Room with a central rooflight and stained
glass bay window looking into the courtyard and adjacent a small cabinet with
fitted mahogany shelving to display their collection of Peruvian ceramics.

PMT
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2.2.6

The Conservation Management Plan for Lytham Hall outlines the history of
the house, its sequential development and Carr’s work in great detail. A copy
of the CMP is provided with this application inn electronic format.

2.3

Recent History

2.3.1

The Clifton family’s wealth had dwindled in the early part of the C20th due to
the gambling debts of the heir at that time, Harry Clifton, and sections of the
estate were sold off and developed or mortgaged. Eventually however the
estate passed to its main creditors, Guardian Royal Exchange (GRE), in
1963. Guardian Royal Exchange retained the Hall and after upgrading works
it was managed by them and used as offices, conference and training
facilities and also as a company retreat. During their ownership access was
given to the local community and space provided for a local history and
archive group and for an education facility in the grounds. Although the Hall
was maintained in reasonable condition by GRE no major upgrading works
were undertaken after the 1970’s with the consequence that large parts of the
Hall are now largely unusable during the colder parts of the year and its
services need complete renewal. The internal repair of its secondary spaces
is poor and the repair of the state rooms is beginning to require significant
attention.

2.3.2

In 1999 GRE determined that its use of the Hall could no longer be justified by
its business and operational requirements and they decided to dispose of the
building and place it on the open market. A small local community group, the
‘Friends of Lytham Hall’, attempted to buy the house and the 78 acres of park
and woodland for the community and save it from commercial development.
At the eleventh hour British Aerospace stepped in with a donation to cover the
£1 million asking price and the Hall passed to Lytham Town Trust.

2.3.3

Lytham Town Trust had no expertise in the business of a major country house
and heritage attraction and approached the Heritage Trust for the North West
(HTNW) for assistance in the running and management of the Hall and its
park. After an initial period of operation the Lytham Town Trust formalised the
relationship by granting a long peppercorn lease (125years) on the Hall to the
Heritage Trust for the North West and made a commitment to provide support
towards operational costs and the HTNW’s capital funding requirements for
the upgrading of the Hall. These arrangements are the basis on which the
Heritage Trust for the North West has been able to begin to assemble the
major funding necessary for the Hall’s capital improvements including the
recent Heritage Lottery Fund Round 1 approval. They are also the basis for
the preparation and submission of the planning and listed building consent
applications to which this design and access statement relate.

2.3.4

In 2007 the Heritage Trust for the North West was successful in obtaining a
grant from the Getty Foundation to commence its development work for the
Hall and commissioned a Conservation Management Plan (Kathryn Sather
Associates) and an Options Appraisal (Purcell Miller Tritton LLP). These
documents were completed in 2008 along with the Trust’s business plan for
the development of the Hall. The current proposals were developed from the
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conclusions of this work and following extensive consultations with
stakeholders in the project.
2.3.5

The documentation funded by the Getty Foundation also formed the core of a
Round 1 application to the Heritage Lottery Fund for a major grant in 2009
which was successful on the basis of an anticipated Round 2 bid of just under
£2million. This application for planning and listed building consent forms part
of the HLF’s required development work for the Round 2 grant application to
confirm the main grant.

PMT
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3

Client Brief

3.1

The principal objective of the Heritage Trust for the North West’s brief for the
Lytham Hall project has been to identify a proposal for the development of the
Hall and the conservation of its fabric to maintain and improve its existing
uses, provide enhanced public access and use and hence increased revenue
towards meeting its future maintenance and management costs.

3.2

The Main Design Brief

3.2.1

The main components of the Trust’s brief for the development of Lytham Hall
are:
€

€

€

€

€

€

€

€

€

To bring the fabric of the Hall and its decorative order back into the
best possible condition and to conserve and reinstate its historic
features to the highest conservation standards and as is
commensurate with a Grade 1 historic building of national and
international importance
To retain and enhance the principle rooms of Carr’s Mansion on the
ground and first floors for public access as an important regional
heritage visitor asset
To use the secondary accommodation in Carr’s Mansion primarily for
revenue generating uses which are compatible with the historic and
architectural importance of the Hall but so they can be managed to
allow occasional public use and access
To develop the Courtyard range ground floor to provide the supporting
facilities required for a major heritage visitor asset including entrance
and assembly areas, refreshment and catering facilities, introductory
and temporary exhibition spaces, supporting retail, office, welfare,
sanitary, cloakroom, storage and other accommodation
To provide a glazed roof to the open central space of the Courtyard
range in order to extend its use for assembly, functions, exhibitions
and events
To develop the first floor of the Courtyard range to house an
interpretative exhibition on the Hall and its history, a temporary
exhibitions gallery and to provide sanitary and service facilities for the
upper floors of the Mansion
To provide a new public entrance to the Hall which mitigates the
problems caused by heavy use of the existing east and north porches
and inner halls and allows separate and independent use of the West
Wing and Stable Block and adjacent outside spaces
To adapt the circulation to all parts of the Mansion and Courtyard to
improve its clarity and ease of use, to maximise the flexibility of use of
the building and its different parts whist retaining security and privacy
as necessary and to minimise the conflict between public and ‘back of
house’ functions
To provide access for disabled users to as much of the Hall as is
compatible with its historic fabric
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€
€

€

To upgrade the Hall’s environment, environmental control and thermal
performance
To improve the educational facilities for the site by the redevelopment
and extension of the very small scale existing ‘school room’ in the
Gardener’s House
To provide a retail facility with a focus on the wider park and estate
visitors including facilities for plant sales, an outdoor sales area and to
provide a secondary entrance and ticketing point for the Hall

3.2

Overriding these brief requirements is the Trust’s instruction that all
alterations, adaptation and improvements to the Hall must involve the
minimum alteration to its historic fabric and be fully in line with the policies
and constraints defined in the Conservation Management Plan.

3.3

Development Focus

3.3.1

The Estate (Figure 1)
Lytham Hall sits in the remains of its original estate which comprises about 75
acres of parkland. The park includes two small lakes with extensive
woodlands and walks and designed landscape features such as the Mount
and the Parterre and Rose Garden to the south of the Hall which were
surfaced over with tarmac in the 1970’s for parking! At present there are no
proposals to make any significant changes to the Estate although the Trust is
currently undertaking an archaeological appraisal and feasibility to explore the
possibility of restoring the Mount and the Parterre and Rose Garden. These
works are not currently part of the present proposals but as they are
developed if any statutory consents are required for the works they will be
submitted under a separate application.

3.3.2

The Hall & Its Buildings (Figure 1&2)
The key buildings on the estate are the main Hall (Carr’s mansion) and the
adjoining Courtyard complex to the rear which is made up of three ‘ranges’
around a central open court. The Bakehouse (currently the site office) and the
Dairy adjoin the Courtyard complex running north to south from the junction of
its north and west ranges. There is also a West Wing recently converted
(2005/6) for a change of use to hold conferences, meetings and functions.
The West Wing connects to the Courtyard at the junction of the south and
west ranges, continuing west on an east to west axis.
There are additional secondary buildings located to the west (rear) of the
main Hall and Courtyard complex. These include a Log Store, Kennels (or Pig
Sties) and a large Stable Block arranged around a central service court. To
the south west of the West Wing along the ‘Monk’s Wall’ there is a small brick
built Gardener’s Cottage beyond which is a recently restored Privy. Lastly to
the north west of the Stable Block is a fine octagonal Dovecot and at the
entrance to the Park on the main drive is a pair of fine Gatehouses with
magnificent wrought iron gates.
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The Estate buildings subject to the proposed repairs and alterations under
this application are:
€
€
€
€
€
€

Main Hall
Courtyard
Bakehouse + Dairy
The Log Store & Kennels
Gardener’s Cottage
The West Wing Basement

No works are currently proposed to the other Estate buildings.
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4.0

Current & Proposed Uses

4.1.1

During the previous ownership (Guardian Royal Exchange) public access was
regularly provided to the Hall and hence, on a modest basis and in addition to
its main use as an HQ training, conference, function/events venue and retreat
centre, the Hall also became a local visitor attraction with exhibitions, room
displays, a local archive room and a gallery.

4.1.2

Under the Heritage Trust for the North West these uses have continued with
the public interest in the Hall and its parkland increasing but have been
constrained by the condition of the building and in particular its lack of DDA
compliant access, its very poor, obsolescent and inefficient services and its
lack of provision of supporting facilities.

4.1.3

This application makes no significant changes to the overall proposed uses of
the Hall or its grounds but does seek consent to change the way in which the
uses are distributed across the buildings, adds some additional supporting
uses and brings back into use areas which have currently fallen into disuse.
The proposed changes in use are summarised on Table 1 below.

4.1.4

Table 1 : Lytham Hall Use Changes
Building/Area/Space
Main Hall

Current Use

Proposed Use

Ground Floor

Heritage Attraction with
full visitor access &
interpretation (Non-DDA)
Heritage Attraction with
part visitor access (NonDDA)
Conference & part
unused (Non-DDA)

Heritage Attraction with
full visitor access &
interpretation (Full DDA)
Heritage Attraction with
full visitor access &
interpretation (Full DDA)
Self-catering holiday
apartment with
occasional public visitor
access (Full DDA)
Self-catering holiday
apartment with
occasional public visitor
access (Full DDA)

First Floor (Lady Violet’s
Rooms - South)
First Floor ( North
Rooms)

Second Floor

Currently unused –
previous use offices and
Lytham heritage archive
space. (Non DDA)

Courtyard
Ground Floor
Old Kitchen & Butler’s
Pantry
Scullery & Larder
South Range
Modern Kitchen

Old Service Rooms (West
Range)

Tea Rooms & Storage

Prep Kitchen, Wash Up &
Larder
Stores & Sanitary
Accommodation
Kitchen & Disused Boiler
Room
Storage, Wine Cellar &
Trust Offices

PMT

New Entrance &
Introductory Orientation
Space (Full DDA)
Prep Kitchen, Wash Up &
Larder
Tea Rooms
New Circulation Link
Space & Reduced Size
Forward Service Kitchen
Rear Entrance Lobby,
Wine Cellar&Trust Office
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First Floor
‘Peru Room’
Billiard Room
Long Gallery
Old Service Rooms
(West Range)

Old Service Rooms
(North Range)
Sanitary Accommodation
(North East Corner)
Main Internal Courtyard

Lobby & Display of
Peruvian Ceramics
Heritage & Interpretation
Space (Non-DDA)
Gallery Space (NonDDA)
Various Stores & Offices
(Non-DDA)

Heritage & Interpretative
displays (Non-DDA)
WC’s (Non-DDA)

Lobby & Lift Access
Heritage & Interpretation
Space (Full DDA)
Gallery Space (Full DDA)
Circulation Link, Peruvian
Ceramic Display &
Heritage Interpretation.
(Full DDA)
Heritage & Interpretative
Displays (Full-DDA)
WC’s (Full DDA)

Open Roof – Assembly &
Tea Room Overflow

Glazed Retractable Roof
– Functions, Events,
Exhibitions & Tea Room
Overflow (Full DDA)

Temporary Archive Area
Conference Space

New WC’s & Plant Room
Conference Space – No
Change or Works

Ground Floor
South End
Dairy

Trust Admin Offices
Unused

Trust Admin Offices
Ice Cream/Summer &
Soup/Winter
Refreshment Service

First Floor
South End

Admin Offices & Stores

Admin Offices & Stores

Unused
Storage

Plant Sales
Plant, Retail &
Secondary Entrance (Full
DDA)

Field Study & Education
Centre
N/A

Field Study &
Educational Centre
School Room (Full DDA)

West Wing
Basement
Ground & First Floors

Dairy & Bakehouse
Wing

Log Shed
Kennel Yard
Main Shed

The Gardener’s
Cottage (Bothy)
Ground & First Floors
Extension

4.1.5

All other buildings on the Estate illustrated in Figures 1&2 will remain in their
current use and no alterations or works are proposed at present.
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5

Access & Parking

5.1

Access

5.1.1

The main entrance for all vehicles and pedestrians to the Lytham Hall Estate
is on Ballam Road at the junction with South Park, just over 400m from the
town centre of Lytham. The rear or service entrance to the Hall is off Forest
Drive which links both to South Park and Blackpool Road. No changes are
proposed to either of these two entrances.

5.1.2

The access drive from the main entrance on Ballam Road is single track with
passing places and this has proved adequate during most or the time when
the Hall is open to the public. For occasional major events a one way
circulation system is used with incoming traffic using the main drive from the
Ballam Road entrance and outgoing traffic using the rear entrance on to
Forest Drive.

5.1.3

The Hall has very easy motorway access at Junction 4 of the M55 (A583),
Blackpool to Preston (where it joins the M6), which is approximately 5km from
the Hall via Ballam Road, Peel Road and the A583. This link does not require
traffic to pass through the centre of Lytham itself.

5.2

Public Transport

5.2.1

Lytham Hall has excellent public transport links with good, frequent services
by both bus and rail and which can provide for sustainable access to the site
for large numbers of users and visitors. The Trust provides information on the
options for public access in its marketing material. The location of the local
transport links are illustrated on Figure 3.

5.2.1.1 Rail
Lytham Station is located less than 200m from the main entrance to the Hall
and Estate on Ballam Road. The station has connections every hour to
Blackpool with a journey time of 15-18mins and to Preston with a journey time
of 22-25mins. From Preston there are frequent high speed connections to
Manchester, Liverpool, Birmingham and London and northwards to
Lancaster, Carlisle and Glasgow.
5.2.1.2 Bus
Lytham has excellent bus services provided by a number of the Fylde Coast
Metro Coastline Bus Routes which link Lytham to Blackpool, Kirkham,
Cleveleys. The key Metro Coastline services for providing access to Lytham
Hall are as follows;
€

Line 11 – which runs every 7 minutes during the day between
Saltcotes Road, Lytham, Blackpool and Cleveleys with stops directly
adjacent to the entrances to the Hall on Ballam Road and Forest Drive
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€

€

Line 7 – which runs every 15 minutes during the day between
Wesham, Lytham Square, Blackpool and Cleveleys with stops at
Lytham Square about 400m from the main entrance to the Hall
Line 2 – which runs every 30 minutes during the day between Knott
End Ferry, Blackpool, Lytham Square, Kirkham and Wesham with
stops at Lytham Square about 400m from the main entrance to the
Hall.

5.3

Cycle Access

5.3.1

Lytham Hall is directly adjacent to the National Cycle Network Route 62 which
passes the main entrance on Ballam Road. NCN Route 62 connects directly
with NCN 68 and 90 which link from Balckpool through to Preston and towns
such as Blackburn beyond. These links give excellent access by cycle to the
Hall from the Fylde and wider region. NCN Route 62 also passes through
Lytham Square, about 300m from the entrance to the Hall and along the
seafront.

5.3.2

There are currently no cycle racks at the hall but provision for twelve cycle
racks to detailed design are proposed at the entrance to the Stable Block Car
Park.

5.4

Parking

5.4.1

The Hall currently has three main parking areas as follows;
€
€
€

The Stable Car Park – this area provides for 26 spaces
The Main Car Park – this area provides for 78 spaces with overflow
areas for busy periods during events
The Parterre – this car park provides for up to 50 spaces however its
use is not encouraged due to its location and visibility from the front of
the Hall. The Trust constructed the Main Car Park to replace the
Parterre Car Park and is currently developing proposals for the
reinstatement of the historic landscape and gardens in this location.
These proposals will be the subject of a separate planning application
in due course.

5.4.2

The landscaping of the Parterre Car Park will result in a reduction of the
current formal parking provision for visitors to 104 spaces, excluding the
overspill areas which add a further 50-80 spaces.

5.4.3

For exceptional large weekend events and functions where additional car
parking is required the Trust has an agreement with Axa Insurance to use
their car park opposite the main Hall on Ballam Road.

5.4.4

The Trust considers the existing parking provision adequate for the
foreseeable future and is not proposing any increase or new provision.
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5.5

Disabled Parking

5.5.1

The Trust currently provides two marked disabled parking spaces adjacent to
the Log Shed. These spaces will be retained but relocated adjacent to the
end of the West Wing and supplemented with a further two spaces directly to
the west off the loop drive.

5.5.2

At the Trust’s discretion further disabled parking can be provided when
necessary directly adjacent to the main Hall on the extensive drive areas.
Parking is not encouraged on these areas during normal operation of the Hall
to avoid their visual impact.

5.6

Coaches

5.6.1

The Trust can accommodate three coaches parked on the road loop to the
west of the Hall adjacent to the Log Shed and Stable Block. This provision will
be retained and no increase is proposed. Coaches enter via the main Ballam
Road entrance and leave via the Forest Drive entrance.

5.7

Service & Delivery Vehicles

5.7.1

All deliveries currently arrive via the main entrance on Ballam Road. It is the
Trust’s intention during peak periods that service vehicle access will be via
the rear entrance from Forest Drive. No changes are proposed to the layout
of either entrance.
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6.0

Main Hall & Courtyard Scheme Proposals

6.1

Design Objectives

6.1.1

The key objectives of the proposed main changes to the Hall and Courtyard
at Lytham are;
€ To make more of the Hall accessible to visitors
€ To mitigate the problems of larger visitor numbers by dispersing
visitors through more of the building.
€ To mitigate the problems of visitor flows at peak periods by offering
alternative routes and activities
€ To create a new multi-purpose central visitor area
€ To provide better facilities for a broader range of visitors

6.2

Main Scheme Proposals

6.2.1

To achieve these objectives and to meet the brief requirements set out in
Section 3 above the current proposals described in the planning and listed
building consent application involve the following;
€

€

€

€
€
€

€

€

€

Creating a new entrance and reception/orientation space on the north
side of the Courtyard at the junction with the main Hall and close to
the Hall’s North Hall
Roofing over the central Court with a moveable glazed roof to create a
multi-purpose space for exhibitions, refreshments, functions and
activities.
Re-locating the main Tea Room to the south range of the Courtyard
and creating an external terrace facing southwards across the
restored gardens and Mount
Providing new sanitary facilities accessed directly from the central
Court and entrance facilities
Installing lifts to provide full disabled access to all parts of the upper
floors of the Hall and Courtyard
Making minor alterations to the Hall to create a paying visitor route
through the Hall’s principal rooms at ground and first floor and with the
possibility of providing extended visitor access to the second floor
when not otherwise in use
Making alterations to create a route around the first floor of the
Courtyard for the installation of new interpretative exhibitions and a
gallery space for temporary and special exhibitions which will be
accessible without charge.
Making minor alterations to provide a small holiday apartment on the
north side of the first floor and a second larger holiday apartment on
the second floor.
Converting the Log Shed to a main retail outlet with a focus on the
wider Estate and to provide a secondary entrance and ticketing point
during busy periods
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€

Converting and extending the Gardener’s Cottage to provide a selfcontained education facility

6.3

Circulation

6.3.1

Circulation and its clarity is an important element of the proposals due to the
complex pattern of existing and proposed uses. The historic fabric of the main
Hall and its sensitivity makes reducing the visitor ‘load’ to the main Hall
essential alongside structuring visits to spread the load through the working
day especially during peak seasons. The Trust anticipates introducing a timed
ticket entry system. This makes it important to provide a secondary visitor
offer which absorbs visitors whilst they are waiting their allocated tour time
and to provide entrance facilities for visitors when they first arrive without
them needing to access the main Hall.

6.3.2

To achieve this a new main visitor entrance is proposed via the Butler’s
Pantry area adjacent to the Old Kitchen on the north side of the building. The
entrance is highlighted by a new glass canopy roof and a stone screen wall
and plinth visible as visitors round the main front elevation of the Hall en route
to the car parks. The Old Kitchen becomes the welcoming point for visitors
and its position directly adjacent to the main Courtyard allows visitors easy
access to the supporting ticketing, refreshment and sanitary facilities around
the courtyard. Immediately adjacent to the new entrance point is the new
main circulation focus which provides visitor access to both the main Hall and
the first floor interpretative exhibitions. Lift access to the ground floor of the
Hall and the first floor of the Courtyard range is provided at this point. The
space necessary is created by reducing the size of the existing forward
kitchen and moving it across to occupy the vacant space previously occupied
by the old boiler room.

6.3.3

Visitors can access the main Hall when their tour is timed either by going
through a new opening formed into the rear of the Stair Hall or by going back
out with their ticket to the main Hall front doorway or the entrance into the
North Hall. Circulation for visitors in the main Hall is then as existing. Access
to the upper floor holiday accommodation is via the secondary service
stairway via the North Hall.

6.3.4

The main interpretative exhibition is on the first floor of the Courtyard range
and to avoid ‘deadends’ requiring visitors to back track along their route a
circular route has been provide to bring visitors back to the point where they
started. The modern wall to the north side of the corridor inserted through the
upper part of the Old Kitchen is replaced with a glazed balcony handrail and a
new stair links the route back down into the Old Kitchen significantly
improving the legibility of the route and visitor orientation. The circular route
requires minor alterations to the partitions on the west side of the first floor
and the relocation of the Edwardian cabinets which house the ‘Peruvian’
collection.

6.3.5

Ground floor circulation in the Courtyard Range is significantly improved by
the installation of a glazed roof to cover the central open courtyard which then
gives covered access between all the visitor facilities and between all parts of
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the main Hall, Courtyard Range and the West Range conference and function
facilities as well as providing a large flexible multi-purpose central space for
large gatherings and functions. Alterations to the ground floor on the west
side of the Courtyard Range help improve circulation and to provide access to
new sanitary facilities being provided in the east end of the basement of the
West Range, and importantly open up the earlier C16/C17 fabric of this part
of the building for viewing by visitors, especially the fine first floor beams and
ceiling structures.
6.3.6

The conversion of the Log Shed to a ‘Park’ orientated retail facility and a
secondary ticketing point gives flexibility during busy periods and when the
main Hall and Courtyard are either closed or in use for other functions than
visitor access. It also controls use of the external courtyard garden between
the West Range and Stable Block to allow its use as a private external space
when weddings or similar functions are held in the West Range – this reduces
the demand for marquees on the main front lawns of the Hall.

6.3.7

Vertical circulation is via the existing stairs except where outlined above and
by the installation of new lifts. The design and planning of the proposed lift
provision is driven by the desire to provide the fullest possible access to all
parts of the building, the complexities of the differences in floor levels
between the main Hall and Courtyard Range and the wish to minimise the
impact of lifts on the historic fabric of the Hall. The proposals show a new lift
from ground to first floor of the Courtyard Range located in the existing
service hallway/kitchen immediately behind the main Hall and directly
adjacent to the proposed new visitor entrance. This lift has an intermediate
stop at the level of the main Hall ground floor allowing disabled access to the
main Hall from the new entrance. A second lift is provided within the main Hall
in the position now occupied by the first and second floor bathrooms of the
Hall which are modern. The lift is access from the Billiard Room by a new
opening formed in its east wall and gives access to the first and second floor
of the Hall providing disabled access to all parts of the main Hall upper floors
and the Courtyard Range. It should be noted that this lift only travels from the
first floor of the Courtyard level with the space below being retained to provide
continued access from the relocated forward kitchen to the Dining Room. A
platform lift is provided to give trolley access for food service between the
relocated forward kitchen and the Dining Room.

6.3.8

The circulation planning is illustrated on Figures 4&5

6.4

Disabled Access

6.4.1

The lift proposals outlined above combined with the existing lift provision in
the West Range will provide an exceptional level of access for wheelchair
users to a major historic building and give full access for all visitors and staff
to all parts of the Hall, Courtyard and West Range. With the implementation of
these proposals only secondary service accommodation on the first floor of
the Bakehouse does not have DDA compliant access.

6.4.2

Existing door openings and corridors are generally of an adequate width for
wheelchair access and where they are not at the north west corner of the first
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floor of the Courtyard Range the partitions are being modified to create the
circular visitor roof and these minor alterations will include improvement of the
doors and corridor width in that location.
6.4.3

Induction loops will be provided in all main visitor areas. Braille signage,
visible alarm indicators, specialist lighting and other provision to improve
access in compliance with the requirements of the Building Regulations and
DDA will be provided.

6.5

Repairs & Fabric Conservation

6.5.1

Although fabric repairs do not require listed building consent the main repairs
and their extent are nevertheless indicated on the drawings submitted for
approval. The repairs follow the SPAB philosophy of;
€
€

€
€

Repairing fabric rather than its renewal or replacement except where
weathering would make repaired fabric vulnerable
Use of materials, details and specification to match the original except
where the existing are deficient and their retention would cause
continued problems of weathering or decay in the future
Making all repairs and alterations reversible
Making new insertions and alterations legible and of a contemporary
design

6.5.2 The proposed repairs are indicated and described in detail on the drawings
that accompany this application on may be summarised as follows:
€

€
€

€
€
€

€
€
€

The careful stripping of the existing slate roofs, the installation of
insulation, the installation of a breather membrane and the relaying of
the existing slate to the original coursing and detail. Any shortfall made
up in Welsh slates strictly to match existing dimensions and gauge.
The re-pointing of the existing walls as required in lime mortar.
(Specialist tuck-pointing to the main house).
New lead work throughout to LSA details. New back (abutment)
gutters, parapet gutters, lead rolls to ridges and hips, and new lead
flashings at all abutments of roofs to masonry
The cleaning of the brickwork with particular focus on areas localised
to failed rainwater goods where algae growth has occurred
Careful removal of spalled bricks with replacement in new soft
handmade bricks to match existing.
Careful removal of plastic paints to all stonework using non-invasive
methods such as poultice and re-painted in lime or breathable mineral
paints.
Repair of the existing Billiard Room roof lantern to match original
details
The overhaul and repair of the existing cast iron rain water goods with
any replacement sections to exactly match existing.
Removal of external surface mounted wiring, removal of metal wall
fixings and removal of steel fire escape and associated making good.
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€

€
€

€
€

€
€
€
€

The overhaul and repair of the existing external timber doors, windows
and shutters with re-puttying of glazing and retention and servicing of
original ironmongery
Local internal structural repairs and strengthening to existing floor and
ceiling joists
Minor repairs to internal plasterwork including replacement of areas of
collapsed ceilings and local re-hanging. All new plaster to be in lime
based plaster.
Conservation and repair of existing decorative plasterwork detail
throughout
The repair and upgrading of existing interior panelled doors using
intumescent varnish and paints and retention and servicing of exsiting
ironmongery
Conservation of other internal joinery and metalwork including main
staircase, internal screens and other detail.
Repair and re-pointing of stone floors to ground floor areas using lime
mortars.
Conservation of decorative schemes to principal rooms
Internal redecoration throughout using breathable finishes.

6.5.3

The existing modern fire escape which disfigures the rear elevation of the
main Hall and the external south elevation of the Courtyard Range will be
removed.

6.5.4

The proposals include the reinstatement of the Clifton coat of arms to the
pediment of the Hall’s front elevation. The reinstated coat of arms will be in
painted, hand carved hardwood to replicate the original design established
from research of old photographic and archival evidence. The front elevation
drawings (Ref: 370(PL)12&13 and 370(LBC)07) illustrates this using an
approximate scaled photomontage from an early C20th image of the Hall’s
front elevation. Further details and working drawings will be provided for
approval by the planning authority prior to commencement of the works on
site.

6.6

Fabric Alterations

6.6.1

Main Hall
The alterations to the main Hall have been kept to a minimum and no visible
alterations are made to its principal rooms. The main alterations include;
€

€

€

A new opening in the rear wall of the Stair Hall detailed to match the
existing adjacent openings and concealed under the stair landing to
provide internal visitor and disabled access from the Courtyard Range
Minor alterations to the modern bathrooms on the south side of the
main Stair Hall to allow the insertion of new lifts – these works also
allow the removal of the very unsightly external metal fire escape
structures.
Forming a new discrete entrance and fire door to the proposed first
floor apartment and the forming of a new door to create an internal
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€
€

€

€
€

6.6.2

route through the china/linen store from the front rooms through to the
first floor north rooms.
Relocating the exiting fire screen at second floor level
Removing and re-planning the modern second floor sanitary
accommodation to provide bedrooms with ensuite bathrooms for the
second floor apartment.
Reinstating the subdivision of the large north east room on the second
floor to provide a new bedroom with ensuite bathroom and dressing
area.
Sealing and fire-proofing the existing doors on to the secondary stair
landings from the new holiday apartments.
Provision of improved roof access and internal crawl ways to main
Hall roof to improve maintenance access

Courtyard Range
The alterations to the Courtyard Range are more extensive than those to the
main Hall due to the focus of visitor activities in this area. They include;
€

€
€

€

€
€
€

€
€

€

Forming a new entrance through the Butler’s Pantry using the existing
window opening and lowering the existing cill, retaining the window
jambs and constructing a new glazed entrance canopy.
Forming a new internal lobby behind the new entrance by moving the
existing kitchen to the south to occupy the old boiler room
Removing modern partitions on the south side of the ground floor to
create a new tea room overlooking the Parterre and Rose Garden and
re-locating the sanitary provision to the basement of the West Range.
Converting two existing window openings to provide glazed door
access to external seating areas for the tea rooms retaining the
existing heads and jambs
Removing C19 partitions adjacent to the rear courtyard entrance to
improve circulation and reveal the interesting C16/17 floor structures
Altering the partitions at the north west corner of the first floor to
create a circular visitor route and improve fire escape provision
Relocating the display cabinets housing the ‘Peruvian’ collections to
allow the creation of a first floor linking lobby and the insertion of the
main lift
Forming a new door between the Billiard Room and the lift service
shaft in the main Hall
Altering the modern wall to the first floor corridor along side the upper
part of the Old Kitchen and its replacement with a glazed balustrade to
reinstate the original form of the space alongside the insertion of a
new stair to link ground and first floor levels and provide direct
circulation between the entrance and exhibition spaces for visitors
Installing a new purpose designed retractable glazed roof over the
external courtyard space with the retention and repair of the existing
slate pentice roofs to provide a major new multi-purpose space and to
provide protected internal circulation between all parts of the Hall,
Courtyard Range and West Range
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6.6.3

West Range
The changes to the West Range are minimal and involve;
€
€

6.6.4

Subdivision of the east end of the basement to provide new public
sanitary facilities and new plant room
Creation of improved access to the basement level

Bakehouse & Dairy
No alterations are proposed to the Bakehouse and Dairy as part of this
application.

6.7

Building Services

6.7.1

The major constraint on the use of Lytham Hall is the obsolescence of its
services installations – its heating, ventilation, power and lighting systems
which were installed in the early 1970’s. As a consequence the major part of
the building is entirely unusable through the winter and effectively through the
spring and autumn when the services are not able to respond either
sufficiently or economically to make the internal spaces comfortable to use.
Complete renewal of the services is therefore proposed.

6.7.2

Heating and Water Services
The heating system will be replaced by a low pressure hot water gas fired
system. Pipe runs will be from a new plant room and boilers located in the
basement of the West Range and as far as possible will follow existing runs
using existing openings in walls and with a minimum of new builder’s work
including using existing holes through joists and beams and the voids
between floor and ceiling joists on the upper floors of the main Hall. All
pipework will be concealed.
Heat emission in all principal rooms and all exhibition and display rooms will
be through concealed perimeter trench heaters with metal covers to detail or
underfloor systems allowing the removal of all existing heat emitters from
walls and panelling. Where trench heaters or underfloor heating cannot be
used pillar radiators will be specified. The courtyard area beneath the new
glazed roof will have underfloor heating sufficient to provide background
heating only. The detailed heating installation fabrication drawings and
pipework routing details will be provided to the planning authority for approval
prior to installation. Local electrical water heating will be provided where

6.7.3

Electrical and Power Systems
New power and lighting systems will be installed throughout and where
possible all existing switches, sockets and plates, fittings, chandeliers and
luminaires to principal rooms and of historic interest will be repaired and
refurbished. Existing modern fittings are of poor quality and will be
comprehensively replaced to a detailed schedule. The new electrical systems
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will include emergency lighting, security and fire alarm systems throughout to
a high technical specification.
Fire detectors will be concealed aspirant detectors. All new fittings will be
selected, located and fixed in positions to be agreed with the planning office
prior to commencement of installation and will be positioned in locations
where their impact on the historic character of the spaces is minimised.
A comprehensive WiFi system will be installed to provide data and telecom
services without distribution wiring.
A new lightening protection system will also be installed.
6.7.4

Internal & Above Ground Drainage
New internal plumbing will be installed throughout with all drainage pipework
concealed within floor and ceiling voids and new vertical ducting. Detail
plumbing arrangement and routing drawings will be provided to the planning
authority for approval prior to commencement. Existing external foul pipework
will be modified to reduce its impact as illustrated on the proposed elevation
drawings.

6.7.5

Main Foul Drainage
The Hall’s existing drainage is to a septic tank located to the south west of the
main front elevation of the Hall. Although the system is of unknown capacity it
has been in effective use throughout the current and previous ownership and
has been regularly serviced. It is believed that it will be of sufficient capacity
for the anticipated use of the Hall having functioned previously when the
building was in intensive use as the GRE headquarters and main conference
and training facility. Outfall is primarily to field drains in the open areas to the
south and west of the house but may also be connected to an old brick drain
along the drive to the Lygard Brook. Recent testing of the outfall of this drain
confirmed adequate purity of discharge.

6.7.6

Mains Services
All other mains services are connected and are adequate for the proposed
changes in use of the Hall.

6.8

Sustainability

6.8.1

The Heritage Trust for the North West has adopted a policy of maximising the
sustainability of its proposals for the Hall, a policy it describes as ‘Greening
the Hall’. Wherever compatible with the historic fabric of the Hall principals of
sustainable design will be applied. Passive design solutions will be adopted
wherever possible; for example, the use of natural ventilation improved by
making windows serviceable and natural daylighting with minimal supporting
artificial lighting.
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6.8.2

Insulation will be installed throughout the building’s roofspaces, in the voids
between floors and below floors where made accessible by the works. All
existing window shutters will be made operable to improve the thermal
performance of windows at night and during the day when spaces are not in
use. New windows and the glazed roof to the courtyard will be double glazed.

6.8.3

Dual flush sanitary systems will be used, supported by grey water storage
and distribution to all sanitary accommodation in the public areas of the
building.

6.8.4

Low energy lighting will be specified throughout and all existing fittings where
possible will be adapted to use low energy bulbs. A comprehensive energy
management system will be installed throughout. Lights in the principal
rooms, public and exhibition and display areas, conference and meeting
rooms and sanitary facilities will be activated by movement detectors. All
external lighting will be activated by detectors

6.8.5

Heating distribution will be zoned to minimise the heating of areas not in use
and all distribution pipework will be insulated where possible. New high
efficiency condensing boilers will be specified.

6.9

Alternative Energy Sources

6.9.1

The Heritage Trust for the North West has commissioned a feasibility study
into the potential for energy generation and on the basis of the study
conclusions is proposing to install a ground source heat pump system. This
will be laid out in the lawn areas to the front of the main elevation and/or
beneath the restored Rose Garden with a preliminary layout as indicated on
the submitted drawings. The detail of the installation will be subject to an
archaeological appraisal of the below ground heat exchange pipework area
and confirmation of the eventually selected specialist contractor’s
requirements.
No part of this installation will be visible above ground.

6.9.2

Photovoltaic solar panels will be installed on the concealed south facing
internal slopes of the main Hall roof where they cannot be viewed from
ground level.

6.10

Building Regulations & Fire Protection Strategy

6.10.1 To ensure the proposals described in the planning and listed building consent
applications will be compliant in principle with the provision of the Building
Regulations the proposals have been discussed with Fylde Borough Council
Building Control and the Lancashire Fire & Rescue Service. Their views have
been taken into account in finalising the planning proposals. The key sections
of the Building Regulations which will have to be met unless waivers are
applied for are;
€ Part A – Structure
€ Part B – Fire Performance & Escape
€ Part L – Environmental Performance
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€

Part M – Disabled Access

6.10.2 Part A Structural Compliance
The building has been surveyed by the project structural engineer and is in
reasonable structural condition with no major problems evident. The proposed
uses will impose loadings that are unlikely to exceed the structural load
bearing capacity of the existing fabric. New works will require some
adaptation of the existing building structure which will be subject to the
engineer’s detailed design but will not have any visible implications as all
structural upgrading will be concealed within the existing fabric.
6.10.3 Part B Fire Performance & Escape
The proposed scheme and the proposals for fire escape and protection of the
Hall have been developed following consultation with Fylde Borough Council
Building Control to ensure that the proposals will comply with current fire
safety legislation. The scheme was also discussed with Lancashire Fire and
Rescue who have also agreed the approval of the scheme in principle
The main strategic elements which help to achieve current statutory fire
safety compliance are:
€

€

€

€

€

€

A new north east public entrance in the north east corner of the
Courtyard providing a new entrance and escape located centrally in
the building plan which gives good links from all areas of the building.
A new fire compartment lobby area to the rear of the main house
directly linked to the new Courtyard north east entrance and escape,
the new platform lift, and the secondary stair in the main house.
The existing North Entrance Hall on the north side of the main house
will be upgraded as a 60 min compartment to offer a secondary safe
means of escape through the house to the existing door on the north
elevation of the main house. This will be achieved by the use of
intumescent clear varnishes or opaque intumescent paints on doors
and joinery according to their existing finish, installation of smoke
seals in jambs and the installation of concealed door closers
The existing main house secondary stair will be upgraded to provide a
fire rated compartment for vertical escape. The stair will provide safe
escape from all areas of the main house and also the eastern half of
the courtyard complex. Fire rated compartments will be achieved by
upgrading existing paneled doors with intumescent paints and
varnishes as above.
The existing secondary stair in the west range of the courtyard
complex is located in a position which is useful to offer escape from
the west half of the complex. The area around the stair will be
modified to create a fire rated vertical compartment for escape. The
existing ground floor west exit door is in close proximity to the stair
providing safe escape to the outside of the building.
Sophisticated alarm and detection will be provided within the building
to help protect the very significant historic fabric. At the same time,
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€

providing excellent measures to ensure that people are evacuated
safely and within good time.
Due to the new levels of detection and improved safe means of
escape it has been agreed with Fylde Borough Council Building
Control and Lancashire Fire and Rescue that the existing (noncompliant) steel escape stair on the rear of the main house can be
removed.

6.10.4 Part L Environmental Performance
The proposals include a complete renewal of the Hall’s services installations
and alongside this the upgrading of the performance of the Hall’s fabric. All
the Hall’s roofs will be upgraded with insulation and breather membranes to
improve the current thermal performance of the buildings. Fllor voids will be
insulated and all ground floors where taken up to facilitate the works will be
insulated. The existing windows and their shutters will to be overhauled which
will help to control the internal environment of the house reducing the
requirement for heating in the winter and cooling in the summer. As far as
possible passive environmental control will be used; for example, opening
windows for ventilation
A major part of the energy used to heat the building will be provided by
ground source heat pump - see drawing 370 (PL) 21 for areas of proposed
bore array. Photovoltaic solar panels will be fitted to non-visible roof slopes –
see 370 (PL) 07.
As the detailed design progress further work will be undertaken to ensure
compliance with Part L.
6.10.5 Part M Disabled Access
A primary incentive and focus of the proposed alterations is to provide access
for disabled users in compliance with the Building Regulations and the
provisions of the DDA. The scheme will provide access to all areas of the
main Hall and Courtyard complex through the installation of two new platform
lifts as outlined above. Minor alterations to the existing fabric between these
lifts has been are proposed to ensure that we can achieve compliant level
access.
6.11

New Work Design Approach and Philosophy

6.11.1 The extent of the new works and alterations to Lytham Hall are limited in their
scope and hence its impact on the historic fabric is limited. The main
significant elements of new design which will be visible to user and visitors
will be as follows;
€
€
€
€

The new north entrance to the Courtyard
The new stair and glazed balustrade to the Old Kitchen
The new roof to the open Courtyard
New external doors to the tearooms

PMT

April 2010

72

LYTHAM HALL – LYTHAM LANCASHIRE
Design & Access Statement

6.11.2 The design approach with each of these elements is to make them
contemporary and to differentiate them from the existing fabric but using
material which will be resonant with it. The elements will be detailed to be
reversible in the future.
6.11.3 New Entrance to Courtyard
This is detailed as a simple mono-pitched glass canopy projecting out from
the north elevation of the north range of the Courtyard to the point where it is
visible to visitors arriving around the north elevation of the Hall on the main
entrance drive and acts as a signal to the main public entrance. The canopy
is supported by an ashlar stone wing wall with a seat detail and provides the
opportunity for a discrete welcoming sign using carved lettering in the
masonry. The actual opening into the building is formed using the head and
jambs of the existing window to the Butler’s Pantry with the installation of new
glass doors to detail. This would allow reinstatement of the window in future.
The new entrance is illustrated on drawings reference 370(LBC)31&32.
6.11.4 New stair and balcony to Old Kitchen
This new stair is to be detailed in powder coated mild steel with oak treads
and a glass balustrade. The use of glass for the balustrade is to maximise the
visibility of the Old Kitchen’s fabric and its architectural volume and to
minimise the impact of the stair in the space.
6.11.5 New Roof to Open Courtyard
This new roof is detailed entirely in glass and fits between the eaves of the
existing pentice roof. New structural fins are introduced to carry its structural
loads at the eaves. The profile of the glazed roof is simple and new
accessible gutters are formed at the junction with the pentice roofs. The roofs
are insulated and fitted with new plastered soffits between the principal
beams and purlins. The roof is illustrated on drawing reference 370(LBC)30.
6.11.6 New Doors to Tearooms
Two new doors are proposed to give access from the proposed tearooms to
an external terrace facing southwards over the gardens towards the Mount.
The doors are to be formed in existing window openings retaining their heads
and jambs and lowering their cills allowing the windows to be reinstated in
future if required. The new doors will be frameless glass doors fitted direct to
the jambs openings.
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6.12

Heritage Impact Assessment

6.12.1 The Options Appraisal provided in support of this submission outlines the
range of planning and design options considered for Lytham Hall prior to the
development of the preferred option for the project. A key issue in appraising
the possible options was the impact of each on the Hall’s historic fabric and
achieving an appropriate balance between the brief requirements, current
legislative requirements, current environmental standards and user
expectations and the conservation of the Hall’s historic fabric to the highest
possible standards.
6.12.2 The impact of each of the proposed alterations to the Hall’s fabric has been
assessed and compared with the benefits which accrue and alterations only
included in the proposed where significant benefits will result. The main
alterations, their impact and the benefit which arises are outlined on Table 2
below.
6.12.3 Table 2 : Heritage Impact Assessment.
Alteration/Change

Heritage Impact

Conservation or Use
Benefit

First floor alterations to create
holiday Let apartment

Requires insertion of new
screen and door behind
landing arch to create fire
separation. Requires
retention and sealing of
existing door to service stair
landing. Requires creation of
new opening into back of
china cupboard to create
route between apartment
rooms.

Second floor alterations to
create large holiday let
apartment

Requires re-positioning of
existing (1970’s) glazed fire
screen. Requires retention
and sealing of existing door
to create fire separation.
Requires re-planning of
modern sanitary
accommodation on north
side and alterations to
existing modern partitions to
provide new self-contained
bedrooms and facilities.
Requires reinstatement of
original subdivision of
bedroom to north east
corner to create new ensuite bedroom. Requires
redecoration of internal
doors with intumescent
paints or varnishes as
appropriate with the addition
of concealed smoke seals to
improve fire separation.

Allows creation of a selfcontained holiday
apartment with independent
access from North Hall with
significant income
generation potential.
Maximises first floor space
use. Provides occasional
public access to furnished
rooms. Improves fire
separation and escape
provision.
Allows creation of large
holiday apartment with
independent access from
North hall with significant
income generation
potential. Maximises
second floor space use.
Provides occasional public
access to furnished rooms.
Improves fire separation
and escape.

Main Hall
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Insertion of new door to Stair
Hall (under landing)

Requires new opening
through main rear wall of
Hall into the Stair Hall

Installation of lifts

Requires removal of two
modern bathrooms (mid
C20) and alterations to first
and second floor structures
and joists of main Hall.

Allows provision of disabled
access from new entrance
into ground floor of main
Hall. Provides alternative
main route for users into
Hall without need to pass
through service stair hall.
Provides full DDA compliant
access to all floors. Allows
removal of external fire
escape.

Courtyard Wing
Formation of new entrance
facilities in Butler’s Pantry

Requires alteration of
window with retention of
head and jambs to form new
entrance doorway. Requires
new opening in wall to Old
Kitchen. Assumes new
glazed canopy and entrance
screen on north side of
Courtyard Range. Requires
thinning and clearance of
shrubs adjacent.

Creation of new linking lobby,
lift and stairs adjacent to
Butler’s Pantry

Requires alteration to
existing steps and route
through service stair to North
Hall. Requires removal and
re-building of north wall to
existing kitchen and
extension of kitchen into old
boiler room. Requires
relocation of early C20
cabinets housing ‘Peruvian’
collections on first floor.

Alterations to Old Kitchen,
insertion of new stair with fully
glazed handrail and creation
of new balcony route

Requires removal of
m.odern wall forming first
floor corridor. Requires
insertion of new architectural
element.

PMT

Creates a new public
access to the Hall which
relieves need to use main
Entrance Hall and North
Hall of Hall for primary
public access thus reducing
user load on sensitive
historic fabric. Reduces
need to alter historic spaces
in main Hall to provide
reception facilities. Allows
creation of separate access
to Courtyard Range
facilities and improved
visitor management. Allows
flexible use out of hours
and improves security.
Provides a legible, spacious
central focus to circulation
between the Courtyard
Wing and the main Hall
significantly improving
visitor circulation. Provides
for lift access to first floor of
Courtyard Wing and link to
lifts in main Hall – essential
to fully DDA compliant
access throughout building.
Allows security
improvements and
facilitates independent use
of main Hall and Courtyard
out of hours. Links new
kitchen provision with
proposed tea rooms
facilities in South Range of
Courtyard Wing.
Creates new orientation
space directly next to
entrance point. Creates
important visual linkage
between main visitor
orientation space and first
floor interpretation areas.
Restores original volume of
Old Kitchen. Creates direct
and legible route back to
entrance from first floor and
vice versa.
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Retractable glazed roof over
open courtyard

Insertion of new architectural
element to courtyard

Ground floor alterations to
west range of Courtyard

Removal of later C18 timber
partitions (possibly earlier
relocated partitions) and
alteration of existing spaces
adjacent to rear Courtyard
entrance

Ground floor alterations to
south range of Courtyard

Removal of cross partitions
to existing sanitary
accommodation. Alterations
to two existing windows to
create new doors to south
terrace in front of proposed
tea rooms

First floor alterations to west
range of courtyard

Some removal and local reorganisation of C18
partitions

First floor alterations to
sanitary accommodation and
floor at north east corner

Requires removal of modern
existing female sanitary
accommodation and local
adjustment of first floor
levels adjacent.

Creation of new doorway to lift
in Billiard Room

Requires new opening
thorough rear wall of main
Hall into new lift shaft formed
above Dining Room service
lobby.

PMT

Creates essential large
multi-purpose space for
assembly, functions,
exhibitions, refreshment
use. Provides enclosed
covered routes between
main Hall, Courtyard and
West Range. Provides
environmentally controlled
space to all ground floor
spaces off Courtyard
significantly improving their
environmental performance
and usefulness.
Improves legibility of
entrance and links to West
Wing basement sanitary
facilities and upper floors.
Allows fine C16/17 ceiling
beams and joists to be
exposed to view and
partially reinstates the
original spaces below them.
Improves visitor circulation
and management.
Allows creation of new
larger tea rooms with south
facing external garden
terrace and good linkage to
kitchen for service. Allows
use of fine panelled Bailiff’s
Room for private tea room.
More effective use of
ground floor spaces off
Courtyard.
Opens up circulation of
important first floor visitor
and exhibition areas
creating circular route and
avoiding circulation ‘dead
ends’. Creates space for
relocation of Edwardian
cabinets housing ‘Peruvian’
collection. Improves fire
escape and disabled
circulation.
Allows provision of full
disabled access to entire
first floor level of Courtyard.
Creates new male and
female sanitary
accommodation adjacent to
entrance and at link to main
Hall. Completes circular
visitor route at first floor.
Provides only possible
access to main lift to give
full DDA compliant access
to main Hall first and
second floors and linkage to
visitor entrance and
orientation.
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West Wing
Creation of new sanitary
facilities and plant room in
vaulted basement of West
Wing

Requires sub-division of
existing space to create
separation. Requires
alterations to stairs and
ground floor partitions to
create route down. Requires
creation of accessible WC
facilities on ground floor
adjacent

PMT

Excellent WC provision for
visitors immediately
adjacent to main gathering
space and refreshment
functions in Courtyard and
to West Wing conference
facilities. Locates plant
room in good location for
service routes to main Hall
and incoming mains
services. Avoids using
restricted space on ground
floor for same provision.
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7

Log Store + Pig Sty - Parkland Shop and Plant Sales

7.1

Description

7.1.1

The existing log store and pig sty form the western boundary of the rear
courtyard to the west of the Hall. The log store is a simple single open space
with double doors on the west elevation and a door in the east elevation
facing the rear of the main Hall. It is in brickwork with a simple pitched hipped
clay tile roof with glass tiles providing limited internal lighting but no other
windows. Adjacent to the Log Store and facing on to the holding yard are a
series of small low enclosed structures believed to be either kennels or pig
sties with accompanying storage areas. The holding yard is enclosed by a
high brick wall and has double timber gates and a single timber gate to
provide vehicle and pedestrian access. The buildings are in fair condition but
are unconverted.

7.1.2

Internally the Log Store is very simple with a single open space, un-plastered
brick walls a partly cobbled floor and an exposed roof structure with no
internal soffit.

7.1.3

The buildings have a total internal floor area of 139sqm and the holding yard
an external area of approximately 80sqm.

7.2

Log Store Proposals – A Parkland Shop

7.2.1

The proposals outlined in this application transform the existing log shed into
a parkland shop and secondary ticketing point for the main Hall and Park
events, and the holding court and kennels to an external planting sales space.
The existing large double doors are repaired and retained and held back in
the open position when the building is in use. Immediately behind the original
doors a new frameless glazed screen with inner double doors is proposed. A
single new opening is formed in the north wall to create access from inside
the proposed shop to the holding yard and the existing door in the east wall is
retained to provide access through into the garden courtyard beyond in front
of the West Range.

7.2.2

In the main log shed space no major alterations are proposed except the
lining of the roof soffit between the principal rafters with a stained softwood
boarded soffit and insulation and a new breather membrane above. The
existing cobble floor where it survives will be carefully lifted and a new ground
slab with insulation and underfloor heating installed and the cobbles then relaid to the original floor level with new cobbles to replace those missing and a
section of new York stone paving slabs to provide a wheelchair accessible
surface between the entrance, service counter and doors to the holding yard
and rear garden courtyard, The existing walls are to be retained, re-pointed
as necessary and lime-washed. A new oak service counter to detail is located
in the north east corner of the space where it can invigilate the entrance and
access and supervise the retail space. Shop fittings will be in oak to detail and
will be moveable to allow repositioning as stock changes seasonally. Display
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lighting will be on lighting track fixed to the bottom chord of the main roof
trusses.
7.2.3

The holding yard will be used for sales of plants and outdoor garden
equipment with the existing stores and kennels repaired and used for both
storage and display. The existing kennel yards will be retained and their
timber gates repaired and used for specific retail goods such as ceramic pots
and planters etc. The main yard area will be laid out for plant sales. The
existing cobbled surface will be relaid with new cobbles to supplement the
existing and new York stone slab pavings on the main circulation routes to
facilitate wheelchair access and the use of trolleys. The very small square
open yard directly adjacent to the proposed new door in the north wall of the
Log Store will be roofed over with a low flat roof kept below the parapet level
of the yard wall to create a new fully accessible disabled wc and kitchenette
for staff and users. The internal finished to the holding yard buildings will be
brickwork with limewash, timber boarded soffits and the existing window and
door joinery and internal; joinery such as shelves will be retained, repaired
and redecorated. The brickwork of the holding yard walls will be repaired and
re-pointed as necessary and its brick copings repaired. The fine existing oak
gates will be repaired.

7.2.4

Disabled access is provided throughout the Log Shed and holding yard and a
new timber platform and ramp will provide wheelchair access from the east
exit from the Log Shed to the garden courtyard level to behind. These
alterations will make the Log Shed fully DDA compliant.

7.2.5

A new railing and fence, double gates and wicket gate for pedestrian access,
all to detail, will be erected to control visitor access into the garden courtyard
in front of the West Range and hence through to the rear entrance of the main
Hall and Courtyard Range. This will allow secondary access to be controlled
from the Log Shed and will allow the use of the Garden courtyard for private
functions.

7.3

Fabric Repairs

7.3.1

The fabric of the Log Shed and its adjacent structures and yard walls will be
fully repaired adopting the SPAB philosophy outlined above. The main roofs
will be stripped, their slates salvaged and re-laid with new Welsh slate as
necessary to supplement the existing and with a new breather membrane and
insulation. Existing rainwater goods will be repaired as existing with new
sections to match. Leadwork ridges and hips and all other flashings and
gutters will be replaced in leadwork to LSA details. All cement mortar pointing
will be cut out by hand and all areas of brickwork internally and externally repointed with lime mortar. Existing joinery will be repaired and its ironmongery
serviced and supplemented with new security ironmongery as necessary.
Internal and external decorated surfaces will be redecorated with lime wash
and joinery will be painted with new oil paints, all to detailed colour schedules.
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8.0

Gardener’s Cottage – New Lytham Hall Education Centre

8.1

Location & Description

8.1.1

The Gardener’s Cottage is a small C19 domestic building built against the
west side of the high Monk’s Wall which runs north to south from the west end
of the West Range to the Mount. The area is mostly grassy woodland crossed
by bark paths which run from the main buildings towards the Mount, lake and
the rear entrance to the Hall. The rear drive runs past the Gardener’s Cottage
parallel with the Monk’s Wall and about 40m to its west side with the space
between being heavily wooded. Vehicle access to the Cottage runs as far as
the end of the West Range which is about 50m to the north and from there
access is via a wide bark path. The Gardener’s Cottage is therefore slightly
separated both physically and visually from the main Hall and is suited for the
purpose to which the Trust wished to put the building – an education facility
for the Park and Hall. About 25m further along the Monk’s Wall is an
interesting Privy which the HTNW has recently repaired and saved from
dereliction.

8.1.2

The Cottage is very small with a footprint of only approximately 26sqm
(280sqft) and a gross internal area on two floors of 52sqm (560sqft). It is built
hard against the Monk’s Wall which forms its back or east wall. The cottage
has a single aspect and is orientated to the west with only a door in the east
wall, which gave the Gardener access to the Hall’s gardens south of the West
Range and maintained the privacy of the occupants of the main house. Its
west elevation is symmetrical with a central wooden boarded entrance door
flanked by a pair of simple casement windows repeated on the first floor
above. Neither the north of south gable ends have any windows.

8.1.3

Internally the Cottage is also very simple with two ground floor spaces
originally separated by a central passage, the room to the south side of the
entrance passage being double height and open to the soffit of the roof. At
first floor level there is a single room access by a wooden stair. The building
was converted in the mid-1970’s to provide a base for educational school
groups visiting the Hall and so little of its earlier C19 detail remains visible
except the fireplace in the double height ground floor room and one in the first
floor room. At the time of its conversion the walls were entirely lined with
tongued and grooved softwood boarding which was varnished.

8.2

Client Brief

8.2.1

The Gardener’s Cottage as existing is entirely inadequate for any educational
activities especially school based activities which usually have group sizes in
excess of 30, plus teachers and assistants. Groups using the facility need to
be self-sufficient in terms of sanitary facilities and have simple catering facility
for lunches along with plenty of equipment storage. The client brief therefore
requires;
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€

€
€
€
€
€
€

The provision of a new education room sufficient to accommodate
groups of 30-40 – the room should be attractive with a strong visual
relationship with the surrounding parkland and have covered areas
immediately outside for external seating during fine weather.
A small office for an education officer
Adequate storage and wet facilities for educational activities
Fully accessible sanitary accommodation immediately adjacent to the
education room
A large entrance lobby for welcoming groups and sufficient to double
as an exhibition space for the display of project work
A cloakroom area for coats and bags
A small kitchenette for service of hot drinks, soups, sandwiches and
light lunches.

8.3

The Proposals

8.3.1

The proposals illustrated in this planning application involve the retention of
the Cottage and its extension to the south along the Monk’s Wall with a new
single storey building to house the main education space. The extension is
planned as a linear building stretching south from the south gable of the
Cottage. In the proposed extension to the Cottage is the new main entrance
lobby with a new door formed into the south gable of the Cottage to allow the
adjacent double story space to be used as a cloakroom area with a new spiral
staircase giving access to the first floor office. This allows the modern 1970’s
stair to be removed from the north end of the Cottage and the ground floor
space re-planned and sub-divided to provide a kitchen and large equipment
storage space. The new entrance lobby has a roof light to facilitate its use for
exhibitions and displays. The existing Cottage front door is retained as a
secondary entrance, as is the east door onto the gardens which faces it along
the central passageway.

8.3.2

From the new entrance lobby access to the main education room is via a
short length of corridor off which are two fully accessible Wc’s. The main
education space has full height sliding glazed doors to give views and access
out to the woodland to the south and west. At the north end of the space are a
wet area and further storage accessible from the main education space. The
sliding doors open the main space out to external terraces under projecting
eaves to give shelter from both rain and sun. The Monk’s Wall is left exposed
on the east side of the education space.

8.3.3

The extension is a simple volume with a flat green roof which is kept below
the top of the Monk’s Wall which means it is not visible from the main Hall
gardens to the east. The roof to the new entrance lobby is slightly higher than
the main extension roof so that the building volumes step down from the
existing Cottage roof. The roof is carefully detailed with sacrificial oak
cappings and metal edge details (bronze) to give a visual ‘lightness’ to the
solid heavy roof construction. The green roof finish will be meadow grasses
seeded with wild flowers rather than sedum. The green roof allows high levels
of insulation which combined with underfloor heating, alternative energy
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generation and high efficiency condensing boilers make the new education
facility highly sustainable.
8.3.4

The external elevations have sliding timber doors with solid wall sections in
horizontal untreated oak boarding and with perforated bronze panels at the
junctions between timber boarding and glass. The bronze perforated panels
screen the sliding glazed doors when they are opened and otherwise
modulate the light into the main education space. The perforations will be
based on a ‘foliage’ pattern to detail. The extension elevation is articulated to
ensure the Cottage remains visually dominant with the new lobby elevation
being visually reticent and set back behind the line of the existing Cottage
elevation. The new building is contemporary in its design and detail to create
a simple legibility against the existing fabric of the Cottage and the length of
the Monk’s Wall which forms the backdrop to the new building.

8.3.5

The exterior of the Cottage will otherwise be unchanged with its existing
finishes, fenestration and external joinery repaired and retained as existing.
Its internal finishes will be retained as existing with the exception of the
concrete ground floor which will be screeded for a carpet finish and for
linoleum in the kitchenette and storage area. The existing panelling will be
carefully taken down to allow the installation of wall insulation and then
reinstated.

8.3.6

The proposed new education centre will be fully accessible to disabled users
and compliant with the requirement of the DDA with the exception of the small
first floor office which will be used by education and park warden staff only.
To provide wheelchair access the existing bark path from the parking area at
the end of the West Range will be upgraded and finished with resin bonded
gravel.

8.4

Repairs

8.4.1 The fabric of the Gardener’s Cottage will be fully repaired adopting the SPAB
philosophy outlined above. The main roofs will be stripped, their slates
salvaged and re-laid with new Welsh slate as necessary to supplement the
existing and with a new breather membrane and insulation. Existing rainwater
goods will be repaired as existing with new sections to match. Leadwork hips
and all other flashings and gutters will be replaced in leadwork to LSA details.
All cement mortar pointing will be cut out by hand and all areas of brickwork
internally and externally re-pointed with lime mortar. Existing joinery will be
repaired and its ironmongery serviced and supplemented with new security
ironmongery as necessary. Internal and external decorated surfaces will be
redecorated with lime wash and joinery will be painted with new oil paints, all
to detailed colour schedules.
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9

Ecology

9.1

The proposals for the main Hall, Courtyard and outbuildings do not have any
impact on any ecology of significance as no major new buildings are
envisaged nor is the use of any existing roof spaces.

9.2

Arboreal Survey
A tree survey and woodland management plan (Appendix 1) is provided with
this submission under separate cover. This highlights that the only trees and
vegetation to be removed are;
€

€

Two self-seeded sycamore trees adjacent to the Gardiner’s Cottage –
see survey plans reference 370(S)201 and scheme drawing reference
370(PL)201
Clearance of shrubbery growth adjacent to the proposed new
entrance via the Butler’s Pantry on the north side of the Courtyard
Range – see survey plan reference 370(S)01 and scheme drawings
reference 370(PL)03 and 370(LBC)14

None of this vegetation is of ecological significance.
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10

Flood Risk

10.1

Neither the Hall or its outbuildings and parkland are subject to flooding and
they lie outside the flood zones predicted by the Environment Agency. The
Environment Agency map highlighting the local flood risk areas is included as
Figure 6
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11

Summary

11.1

This design and access statement describes in detail the proposals being
made by the Heritage Trust for the North West for the sensitive development
of Lytham Hall and its facilities for visitors. The objective of the proposals is to
increase the access for the public to both the Hall and the Park, to make their
visits and use more enjoyable and informative and to widen the uses to which
the Hall is put. In doing this the Trust anticipates increasing its income with
the result that its resources for improving the maintenance of the historic
fabric of the Hall and the management of the Park are improved significantly.

11.2

Overall no new uses are proposed in this application that have not been
carried out at the Hall in the past, although it is envisaged that some of the
existing uses are relocated to different parts of the Hall. This re-planning of
the uses will make the operation of the Hall easier and will allow a wider
range of users and activities to be concurrent with a minimum of management
problems.

11.3

Underpinning the proposals will be the major programme of repairs to the
fabric of the Hall, Courtyard and associated outbuildings which will bring them
back into good repair after a long period of benign neglect and shortage of
investment until the acquisition of the Hall by the Lytham Town Trust and the
lease to the Heritage Trust for the North West.

11.4

Where new works are proposed they are contemporary in their design but
seek to resonate with the character of the Hall rather than compete with it.
They respect the existing whilst achieving current environmental standards
and meeting the expectations of today’s users.

11.5

With relatively minimal alterations which have little impact on the heritage
value of the Hall and do not significantly compromise its historic fabric an
exceptional level of disabled access can be achieved to all public parts of the
building and to most areas used by staff.

11.6

Approval of the proposals described in these planning and listed building
consent applications will open the door for the Heritage Trust for the North
west to submit the final stage of its funding application to the Heritage Lottery
Fund. Without access to these funds the future of Lytham Hall in the public
realm remains uncertain and hence the fundamental importance of the
applications to the progress of the project.

11.7

The Heritage Trust for the North West is currently exploring the opportunities
for the enhancement of the Hall’s gardens and parkland and the potential
future uses of the Stable Block. When the Trust has determined how these
options may fit with its overall strategy for Lytham Hall further applications for
statutory consent will be made and at present therefore these aspects of the
Lytham Hall project are not part of the current applications.

11.8

Lytham Hall is one of the great mansions of the North West of England and
the proposals described in this document and submitted for statutory consent

PMT

April 2010

85

LYTHAM HALL – LYTHAM LANCASHIRE
Design & Access Statement
will give the building a secure future, allowing it to generate the revenue
necessary to cover its costs whilst at the same time providing very good
levels of public access and facilities for visitors to enjoy. Their successful
implementation will help the Hall make a significant addition to the tourism,
heritage and cultural profile of the region and to its regeneration, its economic
development and well-being. In addition it will provide an outstanding amenity
for local people to continue to enjoy and use. On behalf of the Heritage Trust
for the North West and its partners and stakeholders in the project we
commend these proposals to Fylde Borough Council.

………………………………………………….
Neil Wall BA DipArch RIBA
For and on behalf of Purcell Miller Tritton LLP
April 2010
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Appendix 1
Woodland Management & Tree Survey
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