
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/JS

	Application No: 
	3/2004/1026/P

	Development Proposed:
	Demolition of existing single storey extension to rear of property and construction of two storey extension to provide dining room at ground floor level and bathroom at first floor at 50 Church Street, Ribchester

	CONSULTATIONS: Parish/Town Council

	Parish Council – Recommends approval.  



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC (Archaeology) – Proposed works would have an impact on the historic character of the building and therefore recommend that a building recording and analysis condition be attached (condition suggested).  

Also refers to previous Listed Building Consent application when an archaeological watching brief was suggested.  Therefore, suggests the same condition should be attached to this application (condition suggested).



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy ENV19 - Listed Buildings.

Lancashire Structure Plan Policy 22A.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV20 - Proposals Involving Partial Demolition of Listed Buildings.

Policy ENV15 - Areas of High Archaeological Potential.

Policy G1 - Development Control.

Policy SPG – “Extensions and Alterations to Dwellings”



	POLICY REASONS FOR REFUSAL:

	Policies G1, ENV19 and Lancashire Structure Plan 22(a)



	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	50 Church Street is the end terrace in a row (Nos 50-58 consecutive) of Grade II listed, late 18th Century houses. The list description does not refer to the rear of the properties. The list description notes that all windows are modern.  The site is within Ribchester Conservation Area.

The applicants were advised in pre application discussions that a two storey extension might overwhelm the property, break up the terrace and impact on the residential amenity of the neighbour.  


In August 2004 listed building consent was refused because the scheme (same plans as this application) proposed would have been harmful to the character of the listed building and the setting of nearby listed building because the further alteration of the building would result in significant loss to the building’s special architectural and historic interest and would unacceptably disrupt the form of the terrace.  This decision is currently the subject of an appeal.


The extension is of a traditional catslide roof outshut type.  However, I am concerned that much of the character of this property within the terrace has been lost (temporarily?) through rendering, hard strip pointing, stone cleaning and insertion of modern window designs (and openings?).  The detailed design of the extension and the proposed insertion of a new window in the existing gable would appear to reinforce this. 

I also have concerns in respect of the overbearing impact of the proposal on the neighbouring property in the terrace which already sits adjacent a two storey extension (see photographs).


The agent has submitted a statement in justification of the proposal.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














