Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/EL

	Application No: 
	3/2004/0831/P

	Development Proposed:
	DEMOLISH EXISTING LEAN-TO KITCHEN AND CONSTRUCT REPLACEMENT KITCHEN AT 13 CHURCH STREET, RIBCHESTER

	CONSULTATIONS: Parish/Town Council

	Parish Council – Recommends approval of this application.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	English Heritage – Particular attention should be given to external materials and detailing.Natural stone should be used in a matching bond to the original outrigger with lime mortar used for joints.Natural slate roof and cast metal rainwater goods.

Providing that the issues identified are addressed, recommend that this case be determined in accordance with government guidance,development plan policies and with the benefit of any further necessary conservation advice locally.It is not therefore necessary for English Heritage to be consulted again on this application.

Reference to referring this application to the Government Office. 

LCC (Archaeology) – There is a possibility that the works proposed on this site will have an impact on archaeological remains lying below the site.  Does not feel that any pre-determination evaluation is necessary but would recommend that an archaeological watching brief be maintained during ground works (condition suggested). 



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy ENV19 - Listed Buildings.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV20 - Proposals Involving Partial Demolition of Listed Buildings.

Policy G1        -Development Control

	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	13 Church Street, Ribchester is part of a grade II listed row of two storey weaver’s houses from the late 18th century.

In 2003 listed building consent and planning permission were refused for the proposed erection of a conservatory at the rear of the property.

In July 2004 Listed Building Consent was granted for the demolition of an existing single storey rear extension and the erection of a new single storey extension.

This application is for planning permission in respect of the development which received LBC in July 2004.

I am mindful that Hodge and Ridge (1986, page 11) suggest that “the loom shops of these cottages seem to be at ground level at the rear”.  However, I am also mindful of the agent’s evidence (3/2004/0535) in respect to the date of the existing extension and its 9inch solid brickwork construction.  I also found no evidence (eg weaver’s windows) of previous weaving use of the extension.  I also note the solidity of the house back wall and surviving historic door in comparison to the construction of the extension.

The proposed extension has some impact on the neighbouring property (no. 14) but in my opinion this is not significant.The proposed extension does appear to be too wide and high, and the part-obscuring of the ground floor window is unfortunate.  However, I note that English Heritage have no objections in principle and on balance consider the proposed development to be acceptable.In respect to English Heritage advice concerning materials and detail I would recommend that relevant conditions be  attached.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has an acceptable impact upon the character and setting of the listed building as a building of special architectural and historic interest, and upon the character and appearance of Ribchester Conservation Area. The proposal has an acceptable impact upon residential amenity



	RECOMMENDATION: That conditional planning permission be granted.
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