
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/EL

	Application No: 
	3/2006/0966/P

	Development Proposed:
	Replacement windows to A59 side of house at Pimlico Barn, Stable Close, Gisburn

	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.

Policy ENV20 - Proposals Involving Partial Demolition of Listed Buildings.

Policy ENV16 - Development Within Conservation Areas.

Policy 21 – Joint Lancashire Structure Plan.



	POLICY REASONS FOR REFUSAL:

	The proposal would be harmful to the character of the listed building and the character and appearance of Gisburn Conservation Area because of the inappropriate materials, glazing type and design of the proposed replacement windows and the loss of important historic fabric.  This would be contrary to Policies ENV20, ENV19 and ENV16 of the Districtwide Local Plan and Policy 21 of the Joint Lancashire Structure Plan.



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

	Pimlico Barn adjoins the grade II listed Pimlico House to the west and is considered to be part of the ‘listed building’ [see 1(5) of the Planning (Listed Buildings and Conservation Areas) Act 1990 and the planning history].  Pimlico Barn and house front the A59 and are within Gisburn Conservation Area.  The planning history suggests the ‘Barn’ is actually a residential conversion of a former store/garage.  

In 1992 (3/91/0603 and 0714) planning permission and listed building consent was granted for the conversion of the store room adjacent to Pimlico House to two cottages (condition 6 took away PD rights including external alterations).  In 1996 (3/96/0590 and 0951) planning permission and listed building consent was granted for a chimney stack at the gable.

The applicant has confirmed that the proposed windows are to be UPVC.  In my opinion new UPVC double glazed mock sash windows would be inappropriate for this prominent elevation of the listed building.  ‘Existing’  plans from the 1992 application would suggest that the in situ hopper-head windows could be historic.

Mindful of the advice in PPG15, paragraphs C.40 – C.51, and of the ‘Threats’ to Gisburn Conservation Area expressed in Gisburn Conservation Area Appraisal (The Conservation Studio 2005; unadopted document) I would recommend the application be refused. 



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














