Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT – APPROVAL

	Ref: AD/CMS

	Application No: 
	3/2006/0863/P

	Development Proposed:
	DEMOLITION FOR CAR ACCESS OF GARDEN WALL AND FENCE.  REBUILD OF PEDESTRIAN ACCESS WITH SIMILAR STONE GARDEN WALL AND FENCE AT 27 CHURCH STREET, RIBCHESTER

	CONSULTATIONS: Parish/Town Council

	Parish Council – No objections subject to the caveat that any demolition of the wall must be restricted to the minimum necessary to provide safe vehicle access.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Lancashire County Council (Highways) – No objections to the principle of this development which will provide off-street parking for the existing dwelling.  However, request that the access be constructed 3m wide at the back of footway, the existing timber dividing fence be removed within 2m of the back of footway and the fence behind the wall be removed for a 2m distance from the edge of the driveway.  The widening of the access will facilitate reversing out of the drive and the removal of the fence will improve inter-visibility between pedestrians on the footway and the driver egressing the site.  Any gates erected at the access shall not exceed 1m above footway level and there shall be no other obstructions over 1m above footway level within 2m x 2m triangles at the edge of the driveway and the back of footway.

An amended plan detailing the above should be obtained and then conditions imposed to 

ensure that the access arrangements are constructed as shown and thereafter retained.

Lancashire County Council (Archaeology) – Do not consider any further archaeological response necessary.



	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 ENV18 - Retention of Important Buildings Within Conservation Areas. 

Policy G1 - Development Control.



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

	27 Church Street is a prominent corner site in Ribchester Conservation Area.  Its stone curtilage wall is faced by listed buildings.  The Ribchester Conservation Area Appraisal, designates 27 Church Street as a Building of Townscape Merit.  The draft Conservation Area Management Guidelines, states “that traditionally, most boundaries in the Ribchester Conservation Area are defined by stone walls, of varying heights”.  It is also suggested that stone wall boundaries would help new development to fit into context and that modern alternatives would not be acceptable – simple, close boarded fencing with timber posts may be an acceptable alternative to stone in certain locations away from the public view point, but such fencing should be simply detailed.

In a letter of 3 October 2006 (following site inspection on 29 September 2006) the applicant was advised that CAC would be required for the substantial demolition of the curtilage wall/fencing. However, on 6 October 2006 the applicant advised that demolition works had already commenced.  

In my opinion the works already undertaken have a harmful impact on the character and appearance of the conservation area.  However, I  believe that the removal of a 2m section of this wall (or 3m as requested by LCC Highways) is not “substantial” demolition (as discussed in circular 01/01).I also note that C. Mynors in ‘Listed Buildings,Conservation Areas and Monuments’ (2006) believes that CAC is required for the removal of an entire front garden wall (where over 1m in height) but not for  the knocking of a hole into such a wall (pg 351-2).  Therefore, I would not recommend refusal of the application.

Further wall demolition, as suggested by the County Highways Officer, would exacerbate the harm to the conservation area and the setting of nearby listed buildings but I would suggest that the LCC highways officer’s comments be attached to the decision notice for the applicant’s information.

The infilling of the existing pedestrian access would appear to be permitted development under Part 2 Class A. ‘Mapzone’ would appear to show that the proposed vehicle access is not to a classified road.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed works would have an acceptable impact upon the character and appearance of Ribchester Conservation Area.



	RECOMMENDATION: That conservation area consent be granted.


DATE INSPECTED: 














