Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/EL

	Application No: 
	3/2007/0328/P (LBC) & 3/2007/0327/P

	Development Proposed:
	Proposed demolition of existing rear extensions and proposed two storey extension to improve access for the disabled and provide additional space at Slaidburn Heritage Centre, Church Street, Slaidburn

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objection to these plans but they do have a concern over the car parking problem and the close proximity to the school.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No highway observations.

Historic amenities societies - The Society for the Protection of Ancient Buildings does not wish to comment on this application, however, this should not be taken necessary to imply support or approval.  

Lancashire County Council (Archaeology) – No archaeological comments to make on this.

RVBC (Environmental Health) – No comments received. 



	CONSULTATIONS: Additional Representations.

	Letters have been received from the resident of 27 Church Street, Slaidburn.  The first letter enquired as to the width measurement of the passage remaining in the yard between 27 Church Street and the extension, an estimation as to the decrease in light expected to the resident’s house (two downstairs windows only now allow limited lighting) and the level of disruption to the resident’s garden wall and garden.  

Following receipt of a response from the agent to these questions the resident further commented that she is reassured to know that the new walls will be lime washed to reflect back natural light.  Clarification of the eaves height and passage width have been helpful.  The agent is partially correct in his information about the windows on the ground floor of the cottage that will face the development – one of them onto the kitchen possibly is new and was already there when she took the tenancy, however, the other (1ft x 1ft 2in) which gives a ray of natural light to the back corner of the lounge is an original window and is of huge benefit to what would otherwise be a very dark corner.  The main front window faces north west and looks onto a stone wall.  The resident is fully in support of development at the Heritage Centre and feels that this resource is of huge benefit to the village and other users.  However, on a personal level she needs to clarify points that could potentially affect her quality of life.  She is satisfied with the agent’s response.  



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.

Policy ENV19 - Listed Buildings.

Policy ENV20 - Proposals Involving Partial Demolition of Listed Buildings.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy G2 - Settlement Strategy.

Policy G4 - Settlement Strategy.

Joint Lancashire Structure Plan Policy 21



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

	Slaidburn Heritage Centre is a visitor centre managed by the Heritage Trust for the north west.  It occupies a two storey former stable and the ground floor of the adjacent property to the north east . The former stable (and more recently store) adjoining to the north east of No. 27 Church Street, is Grade II listed and possibly of the late 17th Century or having reused 17th Century dressings.  The list description refers to a window and door with plain reveals at the rear elevation, the window having a reset shaped lintel.  The roof has one truss with tie beam, light collar and queen struts.

Slaidburn Heritage Centre is prominently sited in Slaidburn Conservation Area.  The Slaidburn Conservation Area Appraisal (April 2007) designated the buildings either side of the former stables as Buildings of Townscape Merit.   Within the Appraisal Summary of Special Interest is included the “remarkable surviving historic appearance of Slaidburn with almost complete absence of 20th Century alterations and accretions”.

The site is within the Forest of Bowland Area of Outstanding Natural Beauty and the village boundary (Policy G4 of the Districtwide Local Plan).  It is adjoined by residential buildings to the north and south.  To the east and the rear of the site is a residential garden beyond which are open fields. 

Listed building consent and planning permission is sought for the demolition of modern, single storey rear extensions and the erection of a two storey rear extension measuring 6.2m in depth, 6.4m in width and 5.4m in height (ridge).  Extension ridge height is shown to be the same as the ridge height of the former stables/store fronting the site.  Materials are shown as stone walls to match existing (stone from the demolished extensions is to be re-used; the elevation facing 27 Church Street is to be lime washed) and blue slate roof.  Window openings are square and windows are shown to be timber with glazing bars.  The proposal is shown to involve a change in floor space from 130m2 to 160m2.  Parking is shown to be two forecourt spaces at Church Street; servicing is to be from Church Street.  

A Design and Access Statement has been submitted.  This states that the existing kitchen and toilet extension is very poor quality build (water penetration) and has very poor layout and design (requires refining to provide a minimum level of facility for a visitor centre for kitchen and toilet accommodation).  The existing building does not have access to first floor level for disabled people – one of the intentions of the extension is to construct a new ambulant staircase and provide a stair lift.  The visitor area will be increased slightly.  

3/93/0782 and 93/0698 – Listed building consent and planning permission granted 8 February 1994.  Conversion to form information and heritage centre and formation of two flats, 25 Church Street.

B0/1399 – planning permission granted 28 January 1969.  Convert storeroom to garage at 27 Church Street. 

The main considerations in the determination of the listed building consent application are the desirability of preserving the building, its setting and its features of special architectural and historic interest and the extent to which the proposed works would bring substantial benefits to the community.  In determination of the planning application the impacts upon Slaidburn Conservation Area, the Forest of Bowland Area of Outstanding Natural Beauty, residential amenity, highway safety as well as the appropriateness of Heritage Centre use, are also to be considered. 

The existing toilet/kitchen extension was built in the 1990s.  I understand from the applicant that the adjoining lean-to extension was also rebuilt at this time.  In my opinion the demolition of these structures would have little impact on the character and setting of the listed building and is acceptable.  

The new extension will result in the loss of historic fabric although the full impact of works was not made clear on the originally submitted plans.  At first floor an opening is to be made in the back wall to provide a link with the new extension which on the original drawings appeared to cut through a roof purlin timber.In the provision of new ground floor toilets it was also proposed to remove all but the outer 10cm of  a section of the rear wall which contains the “window… with plain reveals (and) … a reset shaped lintel” referred to in the list description.  However, following negotiation, only 20cm of the internal face of the wall will now be removed which the agent confirms will leave the existing external window, jambs and lintel intact and in situ.   

I am mindful that the extension footprint will take up most of the historic enclosed yard between the stables and adjoining historic buildings and also of the significance of the relative absence of modern development in Slaidburn.  However, mindful of the access benefits of the extension I believe the loss of the yard area to be acceptable and also consider the proposed development to be inconspicuous and well screened by outbuildings and trees from most views within the Conservation Area which should mean that historic character and appearance is not undermined.  

Whilst materials match the context, the proposed extension is contemporary in design and can be “read” successfully as a modern addition to the Conservation Area and the listed building.  The use of glazing bars in the new windows is, perhaps, misleading but this has been stipulated by the owner of the site and I do not consider it a critical issue.  I am also mindful of the absence of critical consultation comment in respect to design and impact on historic context.

In respect to the highway safety concerns of the Parish Council I am mindful of the comments of Lancashire County Council (Highways) and consider this element of the scheme to be acceptable.

The proposal will impact on residential amenity including some loss of light to 27 Church Street but in my opinion this is not significant.  Rear elevation windows will overlook adjoining residential garden areas but in my opinion this is not significant.

I am satisfied that further development of the site for heritage centre use is acceptable and of community benefit.  The proposal has an acceptable impact upon the character of the Forest Of Bowland Area of Outstanding Natural Beauty.  



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has an acceptable impact upon the character and setting of the listed building, the character and appearance of Slaidburn Conservation Area and residential amenity. 



	RECOMMENDATION: That planning permission and listed building consent be granted conditionally.


DATE INSPECTED: 














