
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS/JS

	Application No: 
	3/2004/0879/P

	Development Proposed:
	Extensive reconstruction of internal walls, to create additional bedroom for disabled use on ground floor, new staircase, extension of first floor over existing ground floor kitchen at 1 Church Street, Ribchester.

	CONSULTATIONS: Parish/Town Council

	Parish Council – Recommends approval but makes the following comments on matters of detail.

1.  The property is situated in a prominent and sensitive position within the Conservation Area, and the front elevation of the property is very important.  The many dormer windows are somewhat unsightly and out of character with the building itself and the adjoining cottage. While those at the rear will not be seen to any great extent those at the front will be very prominent.  The second concern relates to the window onto Church Street which was rejected in a previous application.  There seems no reason why this should not be sited elsewhere.  



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Would require a condition concerning an archaeological watching brief.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy ENV14 - Ancient Monuments and Other Important Archaeological Remains.

Policy ENV16 - Development Within Conservation Areas.

Policy SPG – “Extensions and Alterations to Dwellings”



	POLICY REASONS FOR REFUSAL:

	Policies G1, H10, ENV16 – Detrimental effect on appearance of the property itself and the appearance/character of the Conservation Area.



	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application relates to semi detached house at the southern end of Church Street opposite the primary school.  The dwelling consists of its main, original, stone built part, a small, rendered, two storey side extension of possibly  mid 19th Century origin;  a single storey extension at the rear;  and a single storey building (used as a workshop) at the southern end of the site which is attached to the two storey extension, but which is not linked internally to the dwelling.  The pitched roof of this single storey workshop building, runs a right angles to the main roof of the dwelling.   The property is not a Listed Building but it is within the Conservation Area.

The application has been the subject of a number of amendments.  As currently proposed, there are three main elements to the application as follows:

1.
   An extension at ground floor level to the existing extension at the rear, and a first floor extension above the whole of this incorporating flat roofed dormer windows with lead fascias and cheeks.

2.   Turning the roof on the single storey workshop through 90° to run parallel with the main roof of the house.  

3.   A flat roofed single storey extension in front of the existing two storey extension in order to provide a hall which would be a link into the workshop, the use of which would become a disability bedroom.

It is considered that the proposed flat roofed single storey extension at the front and the flat roofed dormers at the rear are inappropriate features which would detract from the appearance of the property itself and, thereby, the appearance and character of the Conservation Area.  As such, the proposed scheme of alterations and extensions would be contrary to Policies G1, H10 and ENV16 of the Local Plan and the SPG. I therefore recommend that planning permission be refused for this reason.



	RECOMMENDATION: That permission be refused.
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