Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/EL

	Application No: 
	3/2006/0239/P

	Development Proposed:
	REINSTATE 6 NO WINDOWS ON UPPER FLOOR TO MATCH ORIGINAL WINDOWS ON LOWER FLOOR AND REPLACE ORIGINAL WINDOW ON GROUND FLOOR.  REINSTATE CHIMNEY AND FIREPLACE/CHIMNEY BREAST.  ALTER INTERNAL PARTITIONS TO ACCOMMODATE FIREPLACE AT BRABBINS OLD SCHOOL, 27 WINDY STREET, CHIPPING

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No representations received.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings & Conservation Areas) Act 1990

Policy ENV19 - Listed Buildings.

Joint Lancashire Structure Plan – Policy 21.



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

	Brabbins is a former school dating from 1684 and is grade II listed.

In 1965 planning permission (6/10/1418) was granted for a change of use of condemned cottage into extension of men’s club premises and internal alterations, new toilets etc.  This would appear to have included the demolition of a chimney breast and a staircase.  Only proposed plans are on file, but it appears that the main body of the building consisted of large unobstructed spaces at ground and first floors.  A chimney breast is indicated at the ground floor north east wall.

In 1988 LBC and PP (88/693 and 694) were granted for the change of use to single dwelling with provision of new ground floor structure and staircase, provision of internal walls to major rooms, installation of new electrical and plumbing services, window modifications and replacements.  Considerable modification of the internal plan shown on 6/10/1418 is shown.  

In 1989 LBC (89/12) was granted for replacement windows on the Windy Street and front elevations (including top hung and dummy sash windows).  

In 2004 LBC (04/1238) was granted for the conversion of a north facing ground floor window to a door to access the garden (via new timber steps).  The applicant holds a historic plan showing this was a doorway with step access to the garden.

In my opinion the works are acceptable.  Most of the internal works and the new access steps at the north elevation have been undertaken.  The steps are in stone.  The new curved wall at the main building entrance does not fit well with the historic plan and the new fireplace and chimney stack appears speculative in detailed design.  However, I was assured by the owner on my inspection of 1 March 2006 that no historic fabric was lost during the course of the works.

The submitted plans are confusing and contradictory in part.  However, the applicant has confirmed (15 May 2006) that the existing ground floor windows are to remain in situ.  Whilst no evidence has been submitted to suggest the first floor windows were of the design suggested, I do not believe given existing modern window form and the prominence of the elevations in question, that refusal is warranted.  Mindful of PPG15 paragraph C.50, I do not believe that double glazing would be appropriate, particularly in windows incorporating so many glazing bars.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposals would have an acceptable impact upon the character and setting of the listed building.



	RECOMMENDATION: That listed building consent be granted conditionally.


DATE INSPECTED: 














