Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/MN

	Application No: 
	3/2004/0499/P (LISTED BUILDING CONSENT)

	Development Proposed:
	AMENDMENTS TO PREVIOUS APPROVAL (3/98/0551), ALTERATIONS TO WINDOWS TO SIDE ELEVATION AND ROOF LIGHTS TO REAR AT WHINS HOUSE, WHINS LANE, SABDEN, CLITHEROE 

	CONSULTATIONS: Parish/Town Council

	Parish Council – Sabden Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy ENV19 - Listed Buildings.

Lancashire Structure Plan Policy 22A

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy G5 - Settlement Strategy.



	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Whins House is a Grade II listed house of the early 19th Century.  To the right of its main south east façade is a curtilage building.

In 1958 (7/7/1612) planning permission was granted for alterations to outbuilding (“The Stables”) to provide a gardeners cottage.  These alterations appear to have given the outbuilding its present form.

In 1958 planning permission (7/7/1727) was granted for a coal and general garden store and WC.  The plans show an existing garage between the main house and the outbuilding.

In 1994 planning permission (94/814) was refused for change of use to a portion of dwelling to form a day nursery.

In 1994 Listed Building Consent (94/831) was granted for alterations associated with change of use to day nursery.

In 1998 Listed Building Consent (98/551) and planning permission (98/550) were granted for the removal of flat roof, extend existing annex into existing garage and form first floor accommodation over garage.

Listed Building Consent only is now sought to amend the previous approval 98/551 in respect of a wider opening created in the gable of the main building, a minor remodelling of the proposed north west elevation including an additional first floor window, French doors at ground level, and a part glazed link to the main building.  Materials include roofing in artificial stone slate.  At the south east elevation, there is to be a remodelling of the dining/kitchen windows.  On the main building it is also proposed to re-roof the rear roof slope in artificial stone slate, to omit a roof light and to insert two new roof lights.  On the side (east) elevation it is proposed to insert a new window and remodel an existing opening.

No justification has been submitted for any of the proposed work.  Work has already commenced.

In my opinion, the proposed two storey development will have a significant impact upon the setting of the listed building with particular regard to the effect upon the main façade of the listed building.  The character of the outbuilding will also be significantly altered.However, I am mindful of the previous approval and the case officer’s reference at that time to the impact on setting of the then existing flat roof double garage adjoining the outbuilding.  I am also mindful that English Heritage had no objection to the 1998 application.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has an acceptable impact upon the character and setting of the listed building.



	RECOMMENDATION: That conditional Listed Building Consent be granted.


DATE INSPECTED: 














