
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/EL

	Application No: 
	3/2006/0233/P

	Development Proposed:
	LOFT CONVERSION WITH DORMER WINDOWS TO FRONT AND REAR ELEVATIONS.  CONVERSION OF OUTBUILDINGS INTO KITCHEN/DINING ROOM AND BUILDING OF SINGLE GARAGE TO REAR GARDEN AT 45 CHURCH STREET, RIBCHESTER

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objection in principle.  However, property within Ribchester Conservation Area and objection to two dormer windows to the front elevation – believed to be out of character with the street scene in this important area of the village. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC (Highways) – No change to access required and no significant change in use, therefore no objections.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990

Policy ENV16 - Development Within Conservation Areas.

Policy G1 - Development Control.



	POLICY REASONS FOR REFUSAL:

	The proposed front and rear elevation dormer windows would be detrimental to the character and appearance of Ribchester Conservation Area because they would break up the simple rooflines of the terrace and would be alien features within Ribchester’s historic roofscape.



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

	45 Church Street is a prominent two storey mid-terrace roadside property within Ribchester Conservation Area.  The rear roof slope (stone slate) of the property can be viewed from Blackburn Road.   The building appears to have been refaced at some time, has a six raised and fielded panel front door and retains historic glass work at the rear (apparently including a ‘bullseye’ pane of crown glass). 

The proposals include replacement of windows with glazing bar ‘UPVC golden oak with Pilkington ‘K’ glass’. In my opinion this would be detrimental to the Conservation Area. However, mindful of PD rights I would seek to encourage the applicant (conservation grant?) to amend this element of the proposals should a more acceptable revised scheme be received.  

In my opinion the dormer windows at both front and rear elevations would be detrimental to the character and appearance of the Conservation Area. No other dormer windows are seen in the vicinity and they would appear alien to the Conservation Area.  It is presumed that the almost complete absence of dormers in Ribchester reflects the historic technical difficulty of their construction in the traditional stone slate roof (see Brunskill ‘Houses’ page 183).  In my opinion the proposals at both front and rear elevations would noticeably and detrimentally break up the distinct simple roof lines of the terrace.  

In my opinion, the proposed garage is acceptable (subject to UPVC door substitution). 

In The Conservation Studio’s appraisal of Ribchester Conservation Area ‘good examples of late 19th century terraced houses along Church Street and Blackburn Road’ is included in the Summary of Special Interest (although I would suggest the origins of this property to be earlier). The terrace 42-47 Church Street and No 1 Blackburn Road are proposed as Buildings of Townscape Merit.  

The bat survey does not appear to raise any significant issues.  



	RECOMMENDATION: That permission be refused.
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