
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/JS

	Application No: 
	3/2004/0706/P (LISTED BUILDING CONSENT) AND 3/2004/0698/P

	Development Proposed:
	DEMOLISH AN EXISTING UTILITY TO SOUTH EAST GABLE END.  CONSTRUCT A NEW UTILITY AS A SINGLE STOREY LEAN-TO STRUCTURE AT SAME LOCATION, INCLUDING SHOWER ROOM AND A STORAGE ROOM.  CONSTRUCT A SECOND EXTENSION TO THE BACK AS A TWO STOREY GABLE END EXTENSION WITH A GARDEN ROOM AT GROUND FLOOR AND AN ADDITIONAL BEDROOM ABOVE (LBC).

REPLACE EXISTING UTILITY WITH NEW SINGLE STOREY LEAN-TO STRUCTURE FOR UTILITY AND STORAGE.  ADD TWO STOREY GABLE END EXTENSION TO THE BACK TO INCLUDE A GARDEN ROOM AND AN ADDITIONAL BEDROOM ABOVE. RESUBMISSION (PP) AT MEARLEY COTTAGE, MEARLEY, CLITHEROE

	CONSULTATIONS: Parish/Town Council

	Parish /Town Council - No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Lancashire County Council (Archaeology) – Do not consider any further archaeological response necessary.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy ENV19 - Listed Buildings.

Lancashire Structure Plan Policy 22(a)

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy SPG – “Extensions and Alterations to Dwellings”



	POLICY REASONS FOR REFUSAL:

	Policy ENV19 - Listed Buildings.

Lancashire Structure Plan Policy 22(a)

Policy ENV1 - Area of Outstanding Natural Beauty.



	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Mearley Cottage is a Grade II listed house of the late 17th Century with alterations (listed description).  Old photographs of the building (supplied by agent) show that in the late 19th Century/early 20th Century the property was un-rendered and had fallen into disrepair and appeared to have been a combination of domestic and agricultural use (later addition?) in a single range.  Other photos (early 20th Century?) showed the building rendered and with the agricultural bay having been remodelled in a 17th Century style and with a single storey extension at the right side.  The photos show that the rear elevation of the property has been significantly remodelled since.

The site is within the Forest of Bowland Area of Outstanding Natural Beauty (on the boundary of).  

In July 1995 Listed Building Consent and Planning Permission granted to replace existing utility building at the right side of the building with a two-storey extension.  

In April 2004 Listed Building Consent and Planning Permission were refused to demolish existing utility to south east gable end and replace with two storey extension, and a two storey extension to rear.  

The possible extension of this property was discussed with the applicant prior to the April 2004 decision, and with the agents before and after the April 2004 decision.


The agent has submitted a statement asking that the 1995 decisions be taken into account in deciding the current applications and justifying why the latest submissions still include a proposed two storey, double pitched, gable end extension.

In my opinion the proposals are unacceptable.  I have considered the agent’s statement in respect to the rear extension, which includes photos of and references to examples of such extensions elsewhere.  I do not believe that any of these examples are directly relevant to the proposed development.  Mearley Cottage appears to be a late 17th Century (Yeoman?) 2-cell house extended laterally to provide adjoining agricultural space within a single range in the local traditional manner.  Survival of this single range plan development is therefore an important part of the building’s character which would be compromised by the proposal.  An outshut with a continuous cat slide roof would be more acceptable (as discussed with agent).



	RECOMMENDATION: That Planning Permission and Listed Building Consent be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO
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