
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/EL

	Application No: 
	3/2004/0819/P

	Development Proposed:
	VARIOUS INTERNAL AMENDMENTS, WINDOWS TO REAR OF PROPERTY AND SIDE CHANGED TO DOORS, CREATION OF TERRACE AND STEPS TO CREATE PRACTICAL ACCESS AND USE OF REAR GARDEN AT 27 WINDY STREET, CHIPPING

	CONSULTATIONS: Parish/Town Council

	Parish Council - No response received. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No response received (request for details received from Council for British Archaeology 9 September 2004 – sent 9 September 2004). 



	CONSULTATIONS: Nearby Residents

	The resident of 23 Windy Street has no objections to the plans.



	RELEVANT POLICIES:

	Policy ENV16 - Development Within Conservation Areas.

Policy ENV19 - Listed Buildings.

Lancashire Structure Plan 22(a) - safeguarding listed buildings and their setting. 



	POLICY REASONS FOR REFUSAL:

	ZENV19, Lancashire Structure Plan 22(a) - safeguarding listed buildings and their setting.



	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	27 Windy Street (John Brabbins Old School) is grade II listed, is adjoined by the grade II listed Church of St Mary to the north east and the John Brabbins Almshouses to the south east., and is within Chipping Conservation Area.  The building appears to be formed from two builds – a front 17th century build and a rear 18th century build.  The list description refers to ‘at the rear (north west) are extensions with an M – roof.  The wall facing the river is of two storeys and three bays, the windows having plain stone surrounds’.  As the site slopes down to the north east, the north east elevation appears to be of three storey height.

6/10/1418 – Change of use of condemned cottage into extension of men’s club premises and internal alterations – including new ceiling, floors and windows, removal of staircase, new internal wall openings, doors changed to window openings, demolition of chimney breast – planning permission granted 1965.  

88/693 & 88/694 – Change of use to single dwelling – planning permission granted.  New ground floor structure and staircase, provision of internal walls to major rooms, new electrical and plumbing services, window modifications and replacements – listed building consent granted.

89/27 – replacement windows, reverse stone mullions, insertion of stone mullions – listed building consent granted. 

The applicants have submitted a statement showing how they wish to make the property safe for fire escape and practical access to the property land and garden, eg children playing, access for drying, washing etc.  They also wish to return the property to its original internal character (opening up its original fireplace for heating).  

In my opinion the proposed internal works are acceptable – no loss of historic fabric is proposed – the reuse of the chimney could be controlled by condition.  I also believe that access to the rear garden (now only by exiting the house via roadside doors and accessing the garden through the curtilage wall) by dropping an existing window to form doorway could be achieved without significant impact upon the character of the listed building.  However, I believe the proposed works to the north east elevation (terrace and opening enlargement) will significantly and unjustifiably alter the nature of this elevation harming the character of the listed building – there may be an opportunity for a balcony with less impact on historic fabric and historic character eg one window/door, cantilevered (if not harmful to fabric) rather than stone pillar supports?

Whilst not the subject of consideration in this listed building consent application I am concerned at the level of overlooking of neighbouring properties (particularly No 25 Windy Street) from the proposed terrace.  



	RECOMMENDATION: That listed building consent be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














