
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/CMS

	Application No: 
	3/2006/0911/P (LBC) AND 3/2006/0848/P (PA)

	Development Proposed:
	CONVERSION OF GARAGE ATTACHED TO THE OLD VICARAGE AND ADDITION OF CONSERVATORY FOR EXTRA LIVING SPACE.  TWO STOREY EXTENSION TO COACH HOUSE TO PROVIDE EXTRA LIVING SPACE AT THE OLD VICARAGE, SHIRE LANE, HURST GREEN

	CONSULTATIONS: Parish/Town Council

	Parish Council – Aighton, Bailey & Chaigley, PC – No objection.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Lancashire County Council Highways (10 April 2007): Need parking and access details – could be a problem.

Historic Amenity Societies – Consulted, no representations received.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.

Policy ENV19 - Listed Buildings.

Policy ENV20 - Proposals Involving Partial Demolition and Alteration of Listed Buildings.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV1 - Area of Outstanding Natural Beauty.



	POLICY REASONS FOR REFUSAL:

	The proposed  extension would dominate and domesticate the coach house.The proposed conservatory would dominate the historic façade.



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

	The Vicarage at the Church of St John Evangelist is a Grade II listed building of the early to mid 19th century.  The list description and site inspection suggests the front elevation of the building to be the east elevation towards the terraced lawns.  A coach house within the curtilage of the Vicarage is to the west, and the Grade II listed Church is to the south.  The Church, Vicarage and coach house are now within the Hurst Green Conservation Area (designated 3 April 2007).  The coach house is prominent in views from outside the site.

6/10/1730 – Proposed new garage and alteration to existing house.  Planning permission granted 31 March 1969.

89/884 & 885 – Conversion of first floor of coach house into a self-catering apartment.   Granted listed building consent and planning permission November 1989. Existing ground floor was garage and first floor was storage.  No existing drawings, but file report refers to no new openings being required.  Only one window (at first floor) shown in gable facing Church.

93/591 – Alteration to existing coach house flat to provide separate bedroom together with construction of ground floor window.  Granted listed building consent November 1993.  New staircase inserted.

02/198 – Rendering of coach house south west wall.  Listed building consent granted May 2002.  No details of render mix or relevant condition attached.  Not implemented.

03/817 and 03/818 – Listed building consent and planning permission refused November 2003 for single storey timber framed glazed conservatory upon a dwarf wall at east elevation of Old Vicarage.

04/70 and 04/71 – Listed building consent and planning permission refused 31 March 2004 for erection of single storey timber framed conservatory in similar location to above.

A site meeting was held in 2006 at which officer opinions were given in respect of the likely acceptability of works to the listed building (including the coach house).

In my opinion the extension of the coach house is unacceptable.  Whilst a catslide-roofed outshot is a traditional form of extension, I am concerned at the size and detail of this particular extension which would dominate this distinct building type and further domesticate it.  No setback is provided to either the south or north elevations and new windows (eg French doors, 3 light mullioned window) are residential in character.  The proposed roof light at the rear elevation would be prominent.  No details have been provided in respect of ground excavation or its impact on this curtilage listed building.

Following the refusal of listed building consent and planning permission for a rear conservatory attached to the front (east) elevation of the early to mid 19th century build in 2003 and 2004, officers suggested that a sympathetic conservatory attached to the recessed 19th century or 20th century extensions would be more appropriate.

 In my opinion the proposed conservatory, whilst not obscuring views of the early - mid 19th century façade, appears out of balance in the east elevation as a whole.  There is little setback from the early - mid 19th century façade (in contrast to the existing sympathetic extensions).

I note that Lancashire County Council (Highways) would require further details of parking and access arrangements.



	RECOMMENDATION: That listed building consent and planning permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














