
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT/EL

	Application No: 
	3/2005/1018/P

	Development Proposed:
	Take down the existing boundary wall and wrought iron fence and set back to allow 2 car parking spaces. Erect wall and fence and gateposts in new location at 2 Church Street, Ribchester

	CONSULTATIONS: Parish/Town Council

	Parish Council - The Council objects to the application for the following reasons:

· The resultant change of the moving of the wall would have a detrimental affect, both on the dwelling itself and upon the appearance and character of Church Street and the wider Conservation Area, and

· While residents have no rights above others in relation to on street parking, any proposal to reduce the space available for parking should be opposed.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (Chief Traffic & Development Engineer (East)) – Church Street is an unclassified road and as such normal permitted development rights would permit the formation of an access to the proposed parking area. Therefore I do not intend raising any highway objections to this proposal that only requires consent because the site is within the Conservation Area. I would however request that the parking areas be squared up to the highway to facilitate turning and improve visibility between pedestrians on the footway and drivers egressing the site.

Planning Officer (Archaeology) – To the rear of no. 23 Church Street are the remains of one of the corner towers of the Roman fort at Ribchester (Lancashire Sites and Monuments Record PRN 15105). Bearing this in mind, the Lancashire County Archaeology Service recommend that should the Planning Authority be minded to grant planning permission, an archaeological watching brief should be undertaken. And such works should be secured by means of a condition.



	CONSULTATIONS: Nearby Residents

	One objection has been received from the occupier of no. 11 Church Street, and the following points have been made:

· The house is possibly listed and the proposal would destroy the setting of this unique little historic building and its relationship with the street,

· The site is within a Conservation Area and the proposal would alter the traditional relationship this unique dwelling has with the street, as well as the townscape of this part of Church Street,

· The proposal would set a precedent for many dwellings to do the same, which would destroy the traditional character of the street,

· The stone walls and railings are an attractive feature of the Conservation Area and to remove these would detract from the streetscene,

· It would do nothing to alleviate the current car parking situation on Church Street since access to the parking spaces would need to be retained at all times thus removing the availability of parking spaces for other residents,

· It would complicate car movements immediately outside the school where parents pick up children, and

· The potential sightlines when egressing from the site are minimal.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV17 - Details Required with Proposals in Conservation Areas.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



	POLICY REASONS FOR REFUSAL:

	The loss of the wall and railings to the frontage of no 2 Church Street would be detrimental to the character and appearance of Ribchester Conservation Area and represent an unnecessary loss to its setting and as such is considered contrary to Policy ENV16 of the Districtwide Local Plan.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application relates to a semi-detached cottage within the village boundary of Ribchester as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998). The house also lies within the boundary of the Ribchester Conservation Area. Planning permission is sought to demolish the existing wall, railings and gateposts and move them back from the existing path frontage approx. 5m in order to create two off road parking spaces for the applicant.

The applicant and agent raise various points in support of their application, the most relevant are noted below:

· The house itself is not what it appears, as it has been reconstructed over that last three decades by materials from reclamation yards so the issue of conservation is questionable,

· It is not an intention to remove the wall, merely set it back to create a cobbled parking area which would be more attractive,

· From a Conservation point of view, the wall is rarely visible now with cars parked in front of it all day,

· Off street parking has already been granted at nearby houses,

· The current problem with parking in Ribchester is well documented, and by creating off street parking will help to alleviate this, and

· The question seems to be which is the more important? Conservation or road safety?

The main issues raised with regards to this application are the possible affects the implementation of this application may have on the Conservation Area itself, and on the highway safety of the area.

The Principle Planning Officer (Design and Conservation) has recently received a Draft copy of a Conservation Area Appraisal recently conducted on Ribchester. Within this he identified the following points that were of most relevance:

· A ‘Positive’ feature noted was the ‘Historic character and appearance of the core area’,

· A ‘Negative’ feature noted was the ‘Insensitive alteration of historic buildings spoiling the Conservation Area’s historic character and appearance’,

· A ‘Threat’ noted was the ‘Continued loss of original architectural details and use of inappropriate modern materials or details’, and

· Within the Appraisal, no. 2 Church Street was identified as one of the unlisted buildings within the Conservation Area that makes a positive contribution to its character and appearance.

With regards to the possible highway implications, bearing in mind the road itself is not classified, it is hard to raise any specific objections, as the dropping of the kerb at this point would not require formal consent.

As such, the main implications of the proposal lie with the possible impact on the Conservation Area itself. Therefore, bearing in mind the above points, and that the proposal does not comply with the relevant policies, it is considered that at present the wall, railings and gate posts preserve and enhance the character and appearance of the existing dwelling, and to remove this feature would have a detrimental impact on the streetscene and on the Conservation Area as a whole. The approval of this application would thus be detrimental to the visual amenities of the area, and it is therefore recommended that this application be refused.



	RECOMMENDATION: That permission be refused.
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