Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/MN

	Application No: 
	3/2004/0936/P LISTED BUILDING CONSENT 

	Development Proposed:
	INTERNAL ALTERATIONS TO REVERSE PREVIOUS ALTERATIONS TO THE BUILDING.  REPAIRS TO ROOF TO IMPROVE WEATHERPROOFING.  RELOCATION OF KITCHEN.  ALTERATIONS TO BATHROOM.  CREATION OF SHOWER ROOM AT SECOND FLOOR AT BACKRIDGE FARM, TWITTER LANE, BASHALL EAVES

	CONSULTATIONS: Parish/Town Council

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



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	English Heritage – Do not wish to make any representations on this occasion.  Recommend that this case should be determined in accordance with government guidance, development plan policies and with the benefit of conservation advice locally.

When you refer this application to the Government Office, it will help to save time if you attach a copy of this letter to the notification and confirm that the proposal has not changed.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy ENV19 - Listed Buildings.

Lancashire Structure Plan Policy 22a



	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Backridge Farm is a Grade II Listed farmhouse with adjoining farm building in a single range.  Mid 18th Century.  

In August 2004 Listed Building Consent and Planning Permission were granted for the conversion of the attached barn and a replacement conservatory.  A condition of these permissions referred to a letter from the Agents rescinding the right to carry out unimplemented alterations which had received permission through the part implemented BO2104 (1973).

Listed Building Consent is now sought to create a breakthrough in the ground floor entrance corridor left hand wall.  The Agent has clarified (letter 15/11/04) in respect of the proposal shown on plan that the left hand wall will be retained with the new double doors being formed in the existing structure and the existing single door will be sealed up on the dining-room side only.

A new fireplace (No16 on proposals list) is proposed to the entrance hall.  Plans for BO2104 show the location of a fireplace in this position prior to its removal as part of the consent.

In the new kitchen a chimney breast (No 6) is to be altered to accommodate a new Aga.  BO2104 shows that in 1973 consent was given for a new fireplace in this position.

In the new kitchen (No 4) infill to a blocked up opening is shown to be removed and a new door and frame fitted.  BO2104 shows that a section of this wall was to be walled up.

At second floor a new shower room is proposed.  The Agent has confirmed (letter 15/11/04) that its formation will not damage any existing structure, and provision will be made to prevent any damp or condensation build up in the bathroom by air extracts.

At first floor a new opening is to be formed into the bedroom lounge area.  

Other internal proposals do not appear to affect historic fabric. 

In respect to roof repair, the Agent has confirmed (letter 20/10/04) that item No 49 on the Schedule applies – existing roof slates re-fixed over new battens and underlay.  It is the intention to re-use as many of the existing slates as possible.  If, however, there is significant wastage, the lost material will be replaced with second hand stone slates, sources locally, to match the existing slate in colour, coursing and texture.  

In my opinion, the proposals are acceptable subject to clarification through the attached conditions.



	SUMMARY OF REASONS FOR APPROVAL:

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



	RECOMMENDATION: That conditional listed building consent be granted.


DATE INSPECTED: 














