Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT – APPROVAL (LBC)

	Ref: AD/CMS

	Application No: 
	3/2006/0972/P

	Development Proposed:
	REPLACEMENT OF EXISTING WHITE PVCU WINDOWS WITH HARDWOOD WINDOWS.  ALTERATIONS TO EXISTING GROUND FLOOR WINDOWS IN REAR ELEVATION.  ALTERATIONS TO WINDOW DETAILING IN PROPOSED GARDEN ROOM EXTENSION AT BROOK HOUSE FARM, CLITHEROE ROAD, WADDINGTON

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No observations received.

Environment Agency - No observations received.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990

Policy ENV19 - Listed Buildings.

Policy ENV16 - Development Within Conservation Areas.

Policy 21 - Joint Lancashire Structure Plan.



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

	Brook House Farm is a Grade II listed house with barn adjoining to north west of the mid 18th century.  The list description refers to the front elevation only and notes windows to be of three lights on the ground floor and two lights on the first floor, having square mullions and plain stone surrounds except for the left hand ground floor one, which has reused hollow – chamfered mullions and double chamfered jambs.

The application has been submitted following the investigation of a complaint –  the nature of existing windows was not specifically referred to as part of the complaint but officers identified this unauthorised work on site inspection.  

Retrospective planning permission for bollards and chains at the front of the property and listed building consent for an attic conversion was granted in May and July 2006 respectively.

A letter from the agent on application 96/634 (rear extension) confirmed that the rear windows were inserted by the building’s previous owner.The case officer for 96/634 noted that PVCU windows had been inserted and sought clarification from the agent that windows in the proposed extension would be timber.Unfortunately, this was not complied with.The application now under consideration includes a proposed change to the style and material of windows in the historic building and the extension approved in 1996.

In 2006 planning permission and listed building consent was granted on appeal for an extension to the extension referred to above.This extension was also to provide a link to a garage to be converted to a garden room.  In the Borough Council’s appeal statement the Inspector was asked to attach a condition, if permission was to be granted, so that new windows would not match existing (PVCu).This was declined.

In my opinion the proposed removal of the existing PVCu ‘leaded light’ windows and revisions to window design and material in the recently approved extension and garden room is to be welcomed.I have some concern in respect of mullion insertion into the two ground floor openings of the rear elevation of the historic build.The left of these is a modern window with a modern stone surround (shown as existing in 1996) and is incongrous and of harm to the character of the listed building.This window does not have listed building consent.The agent has been unable to establish the nature of the previous window opening in this position.The window to the right is also modern although occupies a similar position to the historic doorway and its surround totally removed as part of the 1996 permission.Therefore, whilst I would not usually advocate new windows/openings in historic build matching historic windows/openings too closely (to allow them to be ‘read’ as modern interventions), in this case the proposals would appear to temper the damage done to the listed building. 



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed works, subject to condition, would have an acceptable impact upon the character and setting of the listed building.



	RECOMMENDATION: That listed building consent be granted.


DATE INSPECTED: 














